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City of Toronto 
Housing Department 





Michael Dennis 
Commissioner 


Floor 18, East Tower 
City Hall, Toronto 
Ontario M5H 2N2 
Tel. (416) 367-7880 





Pebruary 3, 1975. 


Alderman M. D. Goldrick, 
Chairman, 

Urban Renewal, Housing, Fire and 
Legislation Committee, 

OLtCY Ball, 


Dear Alderman Goldrick:- 


I am pleased to submit for the consideration of the 

Urban Renewal, Housing, Fire and Legislation Committee, 

a ‘Progress Report’ on the activities of the Housing Depart- 
ment during 1974. 


As you know, on December 19th, 1973, City Council approved 

a (housungwipolacy “and “housing targets for the City of Toronto, 
and authorized the explicit role of co-ordinator of all 
housing activities and direct provider of housing services 
within the City. A year has passed since the publication of 
the Housing Work Group's Living Room report and a review of 
the adopted policies and targets is important to ensure 

that these are still relevant in the current political and 
market context. 


This report gives an account of the operations of the 
Housing Department in its first several months of work, 
ending in December, 1974. The programs administered by the 
Housing Department have been reviewed from several perspec- 
tives. The first consideration was consistency with the 
expectations of the Living Room policy statement. Secondly, 
the Housing Department has re-assessed the context of City 
policy with respect to the activities of the Federal and 
Provincial governments and the efforts of Metropolitan 
Toronto to determine its role in the field. The third major 
component of the review is the housing market environment and 
economic conditions generally. The fourth part is a review 
of the assisted housing programs for which the Department is 
either responsible for program delivery or co-ordination. 
(These do not include the rehabilitation programs which are 
the responsibility of the Development Department. ) Private 
market performance has not been canvassed in detail because 
of the lack of staff to deal with that aspect of the Housing 
Department's co-ordinating function. 


Pebruary 3,7 U9 75. 


Alderman M. D. Goldrick - 2. 


The Housing Department wishes to place its program before the 
newly-elected City Council for renewed discussion of the City's 
work in housing and for consideration of the proposals raised 
in this report. for amproving theyCity “Ss capacity to actain tie 
fundamental goals in housing to which the City has committed 
itself. 


This Progress Report is not intended to replace Living Room, 

the City's approved housing policy. It assembles in one document 
the; various” policy decisions (taken by Council, both ins that cepore 
and subsequently, and the progress made in implementing them, 

and proposes modifications based on the implementation experience. 
Council policies for which modifications are not recommended 
continue in force and are not reproduced as recommendations in 
this report. 


Yours sincerely, 


Commissioner of Housing. 


Mater, 


Housing 
Department 
PEOgLeaos 
Report 


1974 
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SUMMARY OF RECOMMENDATIONS 
Chapter Is. ThesPolicy (Context 
1, That Gity Council adopt mas atse"™target, forms /5 the approval 
of projects containing '6,,000) housing. units ;.ofwhach 3,000 
would be assisted housing units and 3,000 private market 


Un LesS. 


Chapeed “Lr. City wand Banking 


1. That City Council endorse the land assembly and banking 


program objectives set out in this report. 


2. that (rry Council adopt. the Carget (on sanvaverage. of 30 
per cent family units in assisted housing on land 


banking sites in excess of one acre in size. 


3. That Grey Council anstruct the Commissioner of Housing to: 
a) Report further on a proposal for a comprehensive 
market study to develop assumptions regarding future 
housing need and demand in the City for units in 
various sizes and price ranges, and 
b) discuss with the appropriate federal and provincial 
officials the participation of the senior levels of 


government in the study. 


4. That the Commissioner of Housing be instructed to: 


a) Apply to Central Mortgage and Housing Corporation 


=i 43¢ = 


under Section 42 of the National Housing Act for a 
commitment of $9 million from fiscal 1975 land 
banking funds, and 

b) formally seek approval of that request from the 


Minister of Housing. 


That the Metropolitan Toronto Council be asked to indicate 
to the Provincial’ Minister of Housing that it*has no objection 


to the borrowing contemplated in Recommendation 4 a) above. 


That the City Solicitor be instructed to seek the approval 
of the Ontario Municipal Board under Sections 63 and 64 

of the Ontario Municipal Board Act to the borrowing 

PoC oumnended in 4 a) above and for approval of the use of 
el®miltion Werbe™ allocated anwthewl97> Capital Budget for 


land banking. 


That the Silomillion to be provided by the City form part 
of the City's prior authorization request to Metropolitan 


Toronto andthe Ontario Municipal Board: 


That, subject to all necessary ministerial, legislative 
and financial approvals, land be acquired in the land 
banking categories set out in the Living Room report, and 


subject to the considerations set out in that report. 


Dis 


Lae 


That the Commissioner of Housing, in consultation with 
the Commissioner of Planning, prepare for the consider- 
ation of the Executive in Conference sites falling with- 


in those categories. 


That, for the purpose of 8 above, the Director of Real 
Estate or such person, firm or corporation designated 

by him, in consultation with the Commissioner of Housing 
and at the direction of the Executive Committee, be 
authorized to acquire options on specific sites within 
the land banking categories set out in the Living Room 
report and, subject to considerations contained in that 
report, for a period not to exceed six months and at a 
consideration not to exceed ten per cent of the purchase 
price and, for this purpose, funds be provided from 


capital funds budgeted for land banking. 


That City Council instruct the Commissioner of Housing, 
in consultation with the Commissioner of Planning, to 
bring forward proposals for mixed residential-commercial 


developments in various parts of the Core Area. 


That City Council request Central Mortgage and Housing 


Corporation to review its 20 per cent of floor area limit 
on the commercial portion of mixed residential-commercial 


developments. 


Ls 


at eat 


That City Council authorize the Commissioner of Housing 
to engage foundation consultants from time to time to 
Carry our borings, test soils and prepare reports on 
foundation requirements for lands under consideration 
fOr acqurstcron i the City land banking. program, ata 
fee not to exceed $2,500. per site, and that the 
appropriate officials be authorized to prepare and have 
executed the necessary contracts, with such funds being 
provided in the Housing Department budget for that 
purpose, and chargeable to the project if subsequently 


approved for housing purposes. 


Chapterriliy-wcrrcy Non-Profit New Housing Program 


ie 


That Council endorse the program and targets set out in 


this report. 


That -Counecsierequest; “on behaltyvort city of Toronto*Non- 
Profit Housing Corporation, that Central Mortgage and 
Housing Corporation in 1975 commit $25 million for new 
productionsby that Corporationvand that individual 
project approvals under the non-profit new production 
program be delegated to the Branch Office of Central 


Mortgage and Housing Corporation. 


That Council instruct the Commissioner of Housing to 


report on the desirability and suggested terms of a 


- xXli- 


proposal call for privately-produced new units to be 


sold, to, the, City. of Toronto Non-Proftat Housing eComperaia on . 


Chapter IV: ..Caty) Non-Prorik Acquiss tion and skRenovation Program 


1. That City Council adopt, the. acquisition vandarenoveti on 


program and targets set out in this report. 


2. That the Commissioner of Housing be instructed to apply, 
on behalf of the City of Toronto Non-Profit Housing 
Corporation, to Central Mortgage,.and. Housing, Conporatieon 
for a S10 miliion, loan commitment under Section £5.21. of 
the National Housing Act for the acquisition of existing 


housing. 


3. That the Acquisition Program be operated on a full 
recovery basis, serving families with incomes from $7,000 
to $12,000 and individuals with incomes from $4,000 to 
$8,500, and that rent supplements be made available in 


accordance with Recommendation 4. 


4, That..City~Councal request,thexMinaster ofeState,tor 
Urban, Aftiaars.,toc+ 
a) establish no particular percentage limit or restriction 
to family units in the guidelines for permanent funding 


of the Rent Supplement Program; 


- Xiii - 


b) instruct federal officials to deal with each 
application on its merit and to grant requests for 
renc’ SUpprement- tor” Larger proportions Or “units: 

(1) when the project is particularly small or 
when individual units are scattered; 

(ii) when special groups such as senior citizens 
or the physically handicapped are being 
accommodated; 

(111) when the neighbourhood itself is made up 
of primarily low income families and is 
sympathetic to the project; 

c) ensure that administration of the Rent Supplement 
Program and consideration of individual applications 
rests with Branch Offices of Central Mortgage and 


Housing Corporation. 


5. That City Coune1l anstruct the Commissioner of Housing to 
report further on a study proposal for a program evaluation 
of the City Non-Profit Acquisition and Renovation Program, and 
to discuss with the appropriate federal and provincial 


errTaciais cher PArcicipacion wh the study. 


Chapter V: Private Non-Profit Housing: New and Existing 


1. That City Council instruct the Commissioner of Housing 
to report further On a prodram cr "city Gvamce “CO. non= 


profit groups and tenants' associations. 


- XiV - 


2. That CityeCcounes Ll urgesthe Centradla Mortgages andadousing 
Corporation, tosmake-start-up\granés. to private.non— 
profit groups non-repayable to the extent that they 
include all the costs of preparing a project up to the 


stage of CAMs¢HiGsamortgage comma iment: 


3. That City Council urge the Central.Mortgage and Housing 
Corporation to adjust its surcharge.system,so as to 
be compatible with the rent supplement criteria proposed 


by the Province. 


4. That City Council request the Central Mortgage and 
Housing Corporation to decentralize its decision-making 
processes to the Toronto Branch Office to accelerate the 


processing of applications. 


Chapbeig, Vis Senior Cita zen 


1. , Phat.tche,Gity «Council. instruct, the:commussiomers of, Housing 
and Planning to review potential sites for Senior Citizen 
projects and recommend sites which may be assembled by 
the City with a view to developing design guidelines and 
offering such sites to the Metropolitan Toronto Housing 


Company Limited for construction and management. 


2. \ThateGity-ConneierecommendytouMet ro Council, thatthe 
Minimum age for admission to Senior Citizen housing projects 


be lowered trom.60 to 55 ‘years. 


3. That City Council request the Metropolitan Toronto Housing 
Company Limited to introduce a selection criterion which 
would give additional weight to the applications of 
residents of an area municipality who wish to be accommodated 


in Metro Senior Citizen housing within the area municipality. 


4. That City Council request the Metropolitan Toronto Council 
to reconsider the one-year residency reguirement established 
for Metro Senior Citizen and other public, housing in 
general and with particular reference to projects located 


Ln aeneweLey 1OL -.Oronto. 


omnia t wCrey Council request the Province ,to pay, 42.5. per 
cent of operating losses on existing Senior Citizen housing 


projects. 


Chapter Vile. private Production 


1. That the Federal and Provincial Governments be requested 
to seek the concurrence of the City for making funding 


commitments under the Low Rental Housing ,Program. 


2. That the reguirement of the tendering for rent supplement 
purposes of up to 20 per cent of the units in all privately- 
produced rental housing which require a rezoning be dropped 
in 1974 and that the Commissioner of Housing be instructed 
to report on this matter as part of the proposed housing 


policy to succeed Living Room. 


- xvi - 


That Council indicate to the Federal and Provincial 
Governments that it has no opposition to increased 
funding of the Low Rental Housing Program provided that 
qualititive standards are set at an adequate level and 
provided that SurLEicient Lunds “are provided in Cotel 

to meet program objectives in the Non-Profit, Land 


Banking and Senior Citizens' program. 


That the tendering of units for Assisted Home Ownership 
not be a condition of rezoning and that the Commissioners 
of Housing and Planning be instructed to report on an 
incentive system in which higher densities would be 
allowed to developers who agree to provide a proportion 
of the unitsS in a given project for assisted housing 


purposes. 


CHAPTER I 


THE POLICY, CONTEXT 


1974 marked the City's return to a direct, active role in the 
housing field. In response to public concern regarding the cost, 
availability, location and form of new housing being produced, 
City Council accepted responsibility for directing the flow of 
new housing production and for ensuring the preservation of 
existing neighbourhoods and the upgrading of the existing housing 


stock. 


Targets were set for: the volume of new anes to be produced; 
their distribution by income group and family type; production 
under various government programs to reach the target income 
groups; and units to be repaired and rehabilitated. Council's 
preference for shifting development from existing residential 
neighbourhoods into commercial and obsolete industrial areas 


was stated. 


In order to ensure that the target income and family distributions 
were met, Council launched several new programs, taking advantage 
of recent amendments to the National Housing Act which provided 
for the funding of housing programs undertaken by municipalities. 
Council launched an ambitious land banking and land assembly 
program to provide the sites on which the proposed assisted 
housang would <be ibuiltoucLeocmdertook to ,build andyacquire 
moderate income rental housing through the vehicle of a City - 
owned non-profit housing corporation. It assumed responsibility 


for the administration of grants under the federal rehabilitation 


program. It assumed responsibility for co-ordinating and facilitating 
the provision of assisted housing by other producers, whether public, 
private non-profit om private, market, to ensure that-itsiobjectives 

for the production of assisted housing were met and for co-ordinating 


the provision of housing by private market producers. 


To give effect to these new program delivery and co-ordinating 
functions, Council established a Housing Department in May of 
1974, with a staff complement of twenty. Staff were hired during 
the Summer and Fall of 1974. in July, 1974, upon the passing 

of the necessary provincial legislation, the City of Toronto Non- 
Profit Housing Corporation was established. It is the body which 
acquires, renovates and operates existing housing and which | 
develops and constructs new housing, with financing from Central 


Mortgage and Housing Corporation. 


Council Targets "Eo feeand  1o75 
Council adopted* the tollowing targets Lor each of 1974 and 1975: 
va)" The production we 47000 new tntts; eC, imclnde 
(b) The production of 2,000 new assisted units, as defined 
in Living Room of which 1,000 would be produced for 
low income households and 1,000 for moderate income 
households, with low income defined as under $7,000 
and moderate income as $7,000 to 12,000; 
(c) »Thirty=five to rorty per cent of all new production 
be family housing and that half of all new assisted 


housing be suitable for families; 


(dq) The acquisition of 600 existing housing units, 300 
by the City and 300 by private non-profit groups; 
fey> sine Benabilitrorion, of 600 housing units, about 200 


of which will be acquired under (d). 


LE proposed the following distribution of activity and allocation 
of funds under various assisted housing programs: 
New Production . Acquisition 


Housing Cost SG (xr steng Cost 
Units S Millaon’ ‘Housing, Units § Miljiaon 


Public Housing 300 Ses 
Senior Citizen 20 eae begs) 
City Non-Profit 600 S11 5..0 300 Soe’ 
Private Non-Profit 400 >TO. U 300 BN 5 We 
Assisted Homeownership 250 SRN frees 
$44.5 Syl Bea) 
Land Assembly SLOs0 
Rehabilitation 600 5 0 
SaAi5 $14.0 


Governmental and Market Context 

The targets and proposed program activity arose in the governmental 
andemarket.context of the Fall, of 1973... Neither the Province nor 
Metropolitan Toronto had at that time adopted explicit housing 
pObicites or howsing production, distributien or rehabilitation 
tardets. (In that policy “vacuum “the City was “stating that it 
would adopt a policy of limited, reasonable growth, in keeping 
with historic levels of production, but with a greater emphasis 
on family housing and on low and moderate income housing, 
particularly rental housing. Increased emphasis on assisted 
housing under government subsidy programs would be the major 


policy lever which the City could utilize to deal with housing 


price inflation and the aifordabidity of housing.  Sotrong 
reliance would continue to be placed on market production, 

which would continue to provide more than half the new housing 
produced annually in the City. It would be required to provide 
more family units, but two thirds of the family units would have 


to be built under assisted housing programs. 


The assisted housing programs which would be employed would be 
N.H.A. programs, both the new non-profit, rehabilitation and 
assisted home ownership programs and the existing senior citizen, 
public housing, and land assembly programs. (At that time there 
were no new provincial programs to consider and existing programs 
were of limited use in the City). Production would be spread among 
a Variety -oL producers. In particular, strong support would’ be 
given to the development of a production capability in the private 
non-profit sector. To as great an extent as possible, low 

income housing programs would be operated so that the housing 
would be integrated with the rest of the community. Priority 


would be given to rental housing as a long term community asset. 


In the Fall of 1973, we were concerned about the dramatic increase 
in the price of housing, particularly single family housing and 
about the impact of expensive money and rising construction 

costs (of the order of ten per cent from 1968 to 1973 and fourteen 


per cent from 1971 to 1973) on apartment costs and therefore rents. 


However, while there were problems ahead, 1973 was a record 
year for housing production in the country, the Province and 
Southern Ontario. No one foresaw the tremendous rate of in- 
crease in house prices, construction costs and interest rates 
which occurred during the first half of 1974 and which led to a 
drastic reduction in housing starts during the latter half of 


the wear, whichewillyecarny forward (into ther ivst<part fof 1975’. 


The extent of that slowdown is set out below. 


The net effect of that slowdown and of the lead time required to 
establish the City Housing Department was that 1,939 Units were 

Started in the City in 1974, and only a very small proportion 

of those were assisted nous ing» Unwes, More than half the starts, 
1,081, were contained in one project, West St. James Town. Even it 
does not appear to be progressing as. it has barely gotten beyond 

the excavation stage after some six months. A number of projects 
either approved by Council or having the necessary zoning (and 
frequently building permits) to proceed have not commenced construction 


because present high interest rates render them uneconomic. 


Gite situation highlights the inability of the City to ensure that 
housing is produced by the private sector. The Living Room report 
spoke in terms of production targets. The 1974 experience 
demonstrates the need to restate City objectives in terms of 
approvals, i.e., in terms of Council having taken all the steps 


which aC can LO facilitate the construction of the projyect. 


Performance under Assisted Housing Programs 

As noted above, not only did market production or approvals not 
meet the Living Room objectives, but the assisted sector also 

did not achieve the targets adopted. This was due to a number 

of factors: the startup time required to establish the City 

and private non-profit organizations; lack of available land 

until the land assembly program got underway; problems with program 
guidelines, particularly in the assisted home ownership program; 
and lagging performance under programs delivered by other levels 


of government. 


The non-profit housing program was the most successful of the 
various programs under which activity was anticipated in the 
Living Room: reporty © Acquisition activity ‘by both’ the City and 
the private non-profit groups was substantially in excess of the 


targets: see Outs 


New production by the private non-profit groups met the Living 
Room. objective, although it consisted primarily of senior citizens' 
housing rather than a substantial component of family housing as 
had been expected. Funds were committed for 300 new units to be 
constructed »by ithe eCity sofeTononto. Non-Profit mahous ingecocDeration 
on which construction will begin in the next several months. 

This fell short of the suggested six hundred unit total, although 
planning and design work is underway on three land assembly sites 


secured during 1974 which will bring City of Toronto Non-Profit 


Housing Comporation production in its first year of existence 


well above that total. 


Concerned about the developing rental housing shortage and the 
failure to meet its stated goal for City non-profit production 
in 1974, Council in October embarked upon a Rental Action 
Program under which the City of Toronto Non-Profit Housing 
Corporation would have under construction 1500 new non-profit 
rental housing units by the fall of 1975. As part) of that 
program, it committed itself to substantial expenditures from 
municipal en es for architectural consultants to be hired 
in advance of land acquisition and federal funding and to 
other measures to accelerate the planning and development of 


non-profit housing sites. 


At the same time, Council reviewed its proposed program targets 
for 1975 and’ submitted a capital budget request to Central 
Mortgage and HouSing Corporation, calling for a substantial 
increase in funding of assisted housing programs in the City 
from the $68.5 million annually contemplated in Living Room to 


Spue 25 Million. 


For the most part, that increase involves a carry forward of 
funds requested in 1974 but not committed during that year. 
About two-thirds of the $68.5 million requested was committed 


in 1974. Unfortunately, approvals under the public housing, 


senior citizen and assisted home ownership programs last year 

were minimal. Under the first two programs, the primary difficulty 
was the lack of available sites. In the assisted home ownership 
program, the very high selling prices during the year combined 


with the low cost limits of the program to render it inoperable. 


However, allowable selling prices under that program were 
increased, subsidies were deepened, and the market has softened 
to the point where builders are now prepared to charge lower 
prices and it appears that the program will be more attractive, 
particularly in the light of continuing high interest rates. 
Similarly, with the City moving, to acquire land. some of which 
would be suitable for senior citizens' housing, with a housing 
staff in place and actively negotiating with private developers 
for the provision of assisted housing and with the new emphasis 
on the provision of housing in the Core, the prospects for a 


substantial increase in senior citizens' housing seem good. 


Council therefore revised its production targets for assisted 
housing; «aS Set) out sins Table 1 below eclnepartreular, mee onereaced 
the total target from 1800 to 3000 units, with major increases 
coming 2pnCity mensprofize housing (from 600 to 000 units), 

senior citizens' housing (from 250 to 1000 units) and assisted 


home ,owneuship from «250: to 400) units). 
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HOUSING STARTS IN CITY AND METROPOLITAN 
TORONTO, 1973 AND 1974 
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Housing Market Conditions 

Almost every indicator shows the housing market to be in real 
trouble. From mid-1974 to the present, each month has shown a 
declining number of housing starts in comparison with corres- 
ponding months in 1973. For November, 1974, the drop in production 
Was 45 per cent in urban Ontario and 66 per: cent in the Toronto 
Census Metropolitan Area. _ Im “the City of Toronto starts were 
under 2000 in number, i.e., half the Living Room target and 
two-thirds the 1973 level... iComparing 1974 with 1973, starts 

were off by 25 per cent in Metro as a whole and 18 per cent in 
the boroughs, with almost all the cutback occurring in the second 


half of the year (See Table II). 


The housing starts picture, although regarded as the major 
indicator of the health of the housing market, is relevant to the 
supply and price of housing eighteen months later. More relevant 
to the immediate situation are the balance between supply and 
demand demonstrated in part by vacancy rate figures, and data 

on units under construction which indicate the amount available 


in the immediate future. 


Table III establishes the precipitous decline in vacancy rates 
over the Past several years in both the” City and Metro, to the 
point where the rate was one per cent in December, 1974. 


In Table FV one can see the substantial reduction: in units 
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on the supply side over the next two years, 


TABLE IV 


HOUSING UNITS UNDER CONSTRUCTION 
CITY AND METROPOLITAN TORONTO, 


1973 
o,2US 
6,354 
6,640 
6,¢/78 
6,823 
Toke Re, 
7,286 
FARIA, 
6,893 
6,380 
6,269 


Se ese! 


Povo. anaeloy 4 


Clty 
1974 


5,947 
5,640 
Jy USO 
27209 
5, 292 
6,409 
5,450 
54 US6 
4,307 
3,499 
3,242 


3,100 


ce ie) 
207715 
Zo; Dau 
S07 LOG 
37 20 
Ble Gioi, 
32,430 
Soy 293 
324060 
33,585 
31,346 
30,290 


295545 


Central Mortgage and Housing Corporation,1975 


Pe! 7 


Bs ype ine | 
297986 
SOF 97 
297 DIS 
28,990 
30; 012 
267,010 
23.5293 
26,489 
24,177 
227632 
22,065 


which means that there will be little relief 


Unt ia Wits 


started in 1975 are. completed and come onto the market. 


Given the tight supply of housing and continuing high rates of 
new household formations and immigration, 
price increase were experienced in 1974. 


of the year, existing house prices rose by a phenomenal 26 per 


cent. 


high rates of housing 


During the first half 


The rapid increase in interest rates and the introduction 


by the Province of the land speculation tax had the effect of 
cooling out demand and cutting back prices, at least temporarily. 
Over the second half of the year, prices declined slightly and 
the rate-of increase taken over the entire year was 22 per cent. 
It remains to be seen whether the reduction in interest rates 
which appears to be gathering momentum at this time will bring 
buyers back into the market in large number and lead to another 


round of dramatic price increases. 


TABLE. V 


HOUSE SALES AND AVERAGE PRICES 
Clix, OF TORONTO; 1974 


Number of Sales Average House Price $ 
East. TOronce 1,643 39.5363 
West Toronto Les 46,458 
Nore Toronto 876 Shere o@) 
Central Toronto L239 A8,320 
City: Gf Terontco 4,923 > 426,760 


SOURCE: Toronto Real Estate Board, 1975 


TABLE VI 


MONTHLY HOUSE SALES AND AVERAGE PRICES, 
METROPOLITAN TORONTO, 1974 


Number of Sales Average House Price §$ 

January ueOS TE 457187 
February ZedbhO 477148 
March 2120 47,148 
April i, 253 502435 
May 17596 57,461 
June T4779 56,109 
July Epoale 56,884 
August 1,389 . 56,020 
September Dez 54,321 
October Ty 188 : 237 OL 
November L;oo8 94,051 
December Tee St rgow oy) 

TOTAL 20,680 52,806 


SOURCE: Toronto Real Estate Board, 1975 


Data on increases in rent levels are more difficult to obtain and 
are not available on a month-by-month basis. C.M.H.C. sample 
surveys, discussions re developers and newspaper articles seem 
to indicate that around the time that the house market began to 
cool off, rents began to increase at the rate of 12 to 15°per 
cent per year and that in some cases two and three year leases 


were being renegotiated on that basis. 
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Even with substantial increases in the level of wages, this 

put considerable pressure on moderate family incomes. The 
C.M.H.C. rental survey of apartment buildings for Summer 1974, 
showed that there were few areas of the City where such 
accommodation was available at rentals appropriate to family 
incomes below $10,000. The survey showed the following average 
rents for two bedroom apartment units in various areas of the 
City. The corresponding family incomes have been calculated on 


the basis of paying 25 per cent of family income for shelter. 


2-Bedroom 


Neighbourhood Apartment Rental Family Income 
High Park 5261.00 S12) 528). 
Dufferin South S2Ora0.0 S1:0.,:08.0% 
Bloor-Yonge >370500 917,760. 
St. James Town 5219.56 LO, oles 
Davisville-Yonge $280.00 $13,440. 
St. Clair-Yonge $324.00 og ls SIS we ae 


The outlook for private market production in 1974 remains clouded 

and “di fficultatoe, predicry During’ 1974, construction costs continued 
to ,escalate ,even, more rapidly ata rate.of 15 per cent. Interest 
rates rose ,from.10 per .cent.in the fall of O72 2600. | J2upemg cent by 


the end of the year, although they may now come down by about 1 per 


cent. According to the Ministry of Housing, operating costs for 
multiple buildings rose by as much as 30 per cent over the course 

of the year. Under those circumstances and despite sharp increases 

in rents, it seems unlikely that much private market rental housing 

will be produced, other than under assisted housing programs. (A sharp 


drop in interest rates would of course change matters considerably). 


During 1974, most private developers, both in the City and Metro 

were far more interested in building condominium projects. The 

Living Room report had not considered that eventuality, as con- 
dominium production had been very limited in the past. The 

rapid increase in existing house prices to the point where middle 
uncome families could net afford them and the’ strong attraction 

of the City core as a place to live opened new marketing possibilities 
to private developers, particularly because purchasers appeared 

to be prepared to pay much higher carrying costs for the same 


unit in ownership than they would for rental. 


However, the substantial rise in interest rates, reduced consumer 
confidence, and the thin market of purchasers with incomes of 
$20,000 plus has made the production of market level condominia 
less attractive. Developer interest has turned toward pa waee 
income purchasers under government assisted housing programs. 
Provinelal officials report that in subdivisions being built 


under the Ontario Housing Action Program, where 40 per cent of 


the units are to be assisted with reduced mortgage rates and 

60 per cent market units, developers are choosing to build only 
the assisted units at this time. One small developer whom the 
City had to press to provide 10 assisted housing units in a 40 
unit project is now seeking to fund the entire project under the 


assisted home ownership program. 


As with the rental sector, unless interest rates drep substantially, 
limited amounts of private condominium development may be forth- 


coming, except under government assisted programs. 


Economic feasibility was one major reason for the limited number 
of new housing projects approved by the City in 1974 (and 17 3 ee 
The other was industry uncertainty regarding the form and location 
of new private housing to be provided. Council clearly indicated 
its intention to prevent the redevelopment of sound residential 
neighbourhoods by a number of actions, including reconsideration 
of previously approved proposals, the passing of height by- 

laws covering residential neighbourhoods and seeking demolition 


eontrod legislation. 


It passed a holding by-law covering the core of the City and 
undertook a massive program of research and consultant studies 
to develop policies and criteria to govern the form and location 


of new development, with the emphasis on housing development. 
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In the interim, it indicated the type and form of housing which 
it would approve in its decisions regarding several projects, 
including Windlass, Hazelton Lanes and South St. James Town. 

The development industry, however, remains uncertain regarding 
the guidelines for future residential building and the preferred 
locations. However, the adoption of the modified core area by- 
law, the completion of Part II studies in several areas, the 
pattern which emerges from the processing of private development 
applications whioen is now beginning, and the Council position on 
the recommendations of the Core Area Housing Study,should remove 


mach’ of that uncertainty . 


Even though it is not clear that projects will be built under 
existing financing terms, Council should commit itself to an 
increased rate of approvals, so that either when financial 
conditions permit or if additional financial assistance is avail- 
able from other levels of government, builders are in a position 


to begin to bring stock onto the market. 


The Living Room report envisaged roughly a fifty-fifty split 
between assisted and private market production. It called for 

the production of 4,000 Sumitts memiehOi7 4a 12 , 000) wemecet amtedcand\ iar 
less were approved. As Council has reset its target for assisted 
unit approvals in 1974 at 3,000, the balance. should be maintained 
by setting a goal of 3,000 private units to be approved. That 


would result in a total goal of 6,000 units approved in 1975 and 


et 


would bring the two year total to the 8,000 units set out in 


Living Room. 


Federal Housing Policy 


The. ;Federal«apolicy direction! waswiixed substantially in 1973 when 
a number of N.H.A. amendments were passed and 1974 saw no major 
shifts,» .CaM.HeCieiocused iommthe tjob tog implementing the policies 
which had been developed and of elaborating on administrative 
policies and procedures under which the new programs would be 


operated. 


A good working relationship was established between the City and 
the Federal housing agency, particularly at the branch level. -Over 
the, course..6f «the yeamn; C.M.H.C. was prepared to delegate increasing 
authority to its branch office, thus avoiding delays and ensuring 


that decisions would be made in the context of local decisions. 


Approval authority was first delegated to the branch level for land 
assembly and land banking approvals. At the end of 1973, nine million 
dollars was reserved by C.M.H.C. for use by the City for that purpose 
and the guidelines for acquisition and choice of specific sites were 


developed in cooperation with branch Start | 


In the initial stages, the City's non-profit housing acquisition 
programs required head office approvals and this aie in delays 
and uncertainties regarding program direction. In September, the 
City of Toronto Non-Profit Housing Corporation received a commitment 


for $7.5 million for the acquisition of 300 houses, with approvals 


to be given by the branch under guidelines developed with and agreed 


Pay kee 


to by the®eaty? 


The guidelines for the operation of the Rent Supplement Program, 
under which units in non-profit housing are made. available to low 
income households, are presently under consideration in Ottawa. 
Problems have arisen under that program in that the branch office of 
C.MeH sO approved {ob (City sacquisi tion projects ‘in. which wp -to ‘half 
the existing tenants might require rent supplements and not all of 
those tenants were families. Branch approvals were given with know- 
ledge of that siueaes oh: Head Office appears subsequently to have 
become ‘concerned “about> the financial implications of the program 

and is presently considering guidelines limiting rent supplements 

£0 25 tpewmtcenteol the tunits and to’family yunits only. )\Mopefully?) 
guidelines can be worked out by the City and C.M.H.C. together, as 
has been done with other programs and program administration and pro- 


ject approvals can be delegated to the branch level. 


Similarly, delays and uncertainties occur when new construction 
projects require head office approvals. City Council should ask 
C.M.HiCn bo reservess25 milion under Section <15,.)s.for new «construction 
erosedes co betbuseteaby tehe ui ty cof) ToronterNon-=Proftit Housing 'Corpor- 


ation and to delegate the project approval function to its branch office. 


While 1974 saw no major policy changes, falling production in the 
second half of the year led to program changes aimed at making the 
assisted home ownership program work, by increasing cost ceilings 
and allowable subsidies under the program. Further efforts were made 


to increase production by making $500 grants to first-time purchasers 


aay 


of moderate cost housing and by increasing funding for privateliv 
produced low rental housing (the limited dividend program). With 
construction starts continuing to look bleak, the government proposed 
legislation which would allow C.M.H.C. to provide subsidies to 
purchasers of ownership units and to owners of rental units who had 
borrowed money from approved lenders. The purpose of the legislation 
was to stimulate demand and increase production by making carrying 


costs more affordable. 


In the light of the reduction in private lending rates which appears 
to be underway and of the large amounts of funds which approved 
lenders have available for loans, that policy appears to be most 
inappropriate at this time. Consumer resistance to high interest 
rates and the supply of mortgage funds available, together with the 
decline in interest rates generally, will likely result ‘in “falling 
residential mortgage rates. Federal policy may now have the effect 
of supporting money prices at present eae as a 10 per cent mortgage 
will only cost a house buyer 8 per cent in real terms. Rather than 
Supporting high interest rates through such subsidies, the Federal 
Government should increase its lending under the assisted home 
ownership and limited dividend programs, thus increasing the supply 
of residential mortgage funds available and putting still further 


downward pressure on interest rates. 
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Unfortunately, the federal government appears to be unwilling 

to, increase: its. housing, budget substantially., Over the) last 
several years the rate of growth of the federal housing budget 
has not kept pace with the rate of inflation in housing prices. 
The burden of increasing the flow of housing, particularly 
assisted housing, has passed to the provinces, a number of which 


have increased their budgets very substantially. 


It appears that the increase in the federal capital budget will 

be. Of. thesorder of 16 per cent.this.veer. ©This will clearly be 
inadequate. Last year was a start up year in a number of programs, 
many of which were not operated on a full year basis as far as 

the producers were concerned. By introducing and promoting the 
use of the 1973 amendments the federal government raised expect- 
ations with respect to the new programs which it now appears to 

be unwilling or unable to meet. Thais 2s of particular concern 

to the City with respect to two programs, the land assembly and 
non-profit housing programs, in which there may not be sufficient 


funds to meet the takeup capacity in the province, 


At a meeting held on January 30, 1974 the Ministers from eight 
of the provinces urged the federal Minister of State for Urban 
Affairs to commit the federal government to a real attack on 
housing problems and to seek an increase in budget from about 


Teak baer dO. Lars. 
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The position of the Ontario Minister of Housing was that: 

We not only need to lower the interestrates For 

residential construction, and I would suggest the 

rental section is urgently in need of such 

Stimulation, but we should also take care to 

ensure the increased avai Tabidiiey Of mortgage 

funds. The interest subsidy while lowering the 

cost of financing new starts does little to 

directly expand total mortgage money flowing onto 

ther market. 

While new programs are being announced, these are 

not tied to indications of a sizeable increase 

1h thencMHe budget The present indications 

of a federal housing budget of $1.4 billion represents 

an increase from last year‘at Wess tham the rate of 

int lation, One wonders about the federal govern- 

ment "Ss. soctaliprioritaes: when press Treports! indicate 


the budgets of other departments, that of defence for 
example, are going up by double the rate of int lations 


Provincial Housing Policy 


At the time the Living Room report was written the Province had 
established its new Housing Ministry and was still considering 
the. Comay .eport.< Since that time it has moved aggressively to 
adopt a comprehensive housing policy, enacted a series of housing 
programs that both mesh with and expand upon the federal programs 
available, strongly supported the City's housing program and 
encouraged other municipalities to adopt comprehensive housing 


policies. 


In July, 1974, the then Acting Minister of Housing indicated 
the Ministry's conditional approval of the directions estab- 
lished in the Living Room report, pending development of a 
Metropolitan Toronto housing statement. The Province acted 
on several specific requests City Council made based on re- 


commendations of the Living Room report. The Minister of 


Housing Seed fhe City Siapplveation to CyeM lA eC. fer. 39 

miliazon of 1973 Land banking funds and the Minister of Housing 

gave a further general approval to acquisition of an additional 

So million worth -of land for housing an. 1974. The O.M.B. approved 
the incurring ofr ‘debt. by the City for this purpose.in both years. 
The Province has given general approvals for the City's land 


banking program without requiring individual project approvals. 


The Province enabled the City to establish a City owned non- 
profit housing scorporeation. A.new provincial. program was 
announced, the Community Sponsored Housing Program, to provide 
LOMper icent capital grants.to non-profit housing corporations 
as the City requested. Under the Ontario Home Renewal Program, 
the Province has begun to provide grants through municipalities 


for home rehabilitation both within and outside NIP areas. 


The Community Sponsored Housing Program, announced in April, 1974, 


prevides «a grant worth up to 10 per cent of the value of non-profit 


housing projece= anrreturn for.tendering upto 25 per cent 
OfGthe units for rental to families requiring rent-geared- 
to-income accommodation. City non-profit and private non- 
profit production for 1974 will benefit from this increased 


subsidy, which was recommended in the Living Room report. 


The Province supplies needed financial assistance to the 
non-profit housing program. To be most helpful, such 
assistance should not require individual project approvals 
for new construction by the City Non-Profit Housing 
Corporation. The program approval arrangements for land 
banking and acquisition of existing housing have worked 

well in 1974 and point the way to a full devolution of 
responsibility in City non-profit new production. The 
provincial role in non-profit housing should be to facilitate 
the City program and leave the evaluation of individual pro- 


jects te the City ‘and CoMsH.e. 


A second program of immediate importance to the City is the 
Ontario Housing Action Program. Under OHAP, the Province 

makes tax stabilizing grants of up to $600 for each new unit 

of ownership accommodation. Council has asked the Province to 
consider making a comparable grant to the City for new moderate 
rental family. housing. This grant will ease the servicing cost 
burden for new assisted housing on the City. Substantial common 
understanding of the basis for making such grants has been 
established with the Province. The terms of eligibility tor 
OHAP ‘grants: for rental housing are expected to be announced 
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Perhaps more important than the new assisted housing 

programs has been the strong leadership role assumed by the 
Province in the housing field. It has moved to set Production, 
income and family distribution targets for the Province as a 
whole. Its concern has included the price as well as the supply 
of new housing and it has been willing to use a broad variety of 
techniques to deal with that problem, including taxation policy; 


e.g.the land speculation tax and increased tax on land transfers 


to foreign owners. 


It acted vigorously in the first part of 1974 to increase the 
Supply of both market and assisted housing under the Housing 
Action Program described above, making tax stabilization grants 
to municipalities to soften the financial impact of accelerated 
family housing production. That program has not yet lived up 

to expectations because of the market conditions and because of 
the difficulties experienced by some municipalities in responding 
to it, in the absence of an expitert housing policy. Provincial 
funding has been made available for the development of municipal 
housing policies, which have been strongly encouraged by the 


Province. 


Perhaps most important has been the provincial willingness to 

give heightened priority to the funding of housing. The budgetary 
allocation for 1974 was $284 million, as compared with regular 
expenditures of $195 in 1973,..and $164 million in 1972. 


Present indications are that the budget May rise by as much as 


OR a 


50 per cent in 1975, to) the point where provincial capital 
funding of housing exceeds that provided by the federal government 


for the first tines 


Primary »responsibility flor housing policy is ‘clearly passing 
from the federal government to the *proevince;)although'the* financial: 
Capacity to deal with the problem has not been transmitted along 


with the responsibility. 


Metropolitan Toronto Housing Policy 

The development of a Metro housing policy began in 1973 with 

the work of the Metropolitan Housing Policy Committee. Represent- 
atives of Metropolitan Toronto departments, area municipalities, 
thes-Province or Ontario and “Central Mortgage and Housing 

Corpporatiom participated (in zits work. The result was fa, first draft 
of an interim Metro housing policy which was brought forward by the 


Metropolitan Toronte Chairman in May, “1974. 


Metro Council adopted a number of resolutions on November 6, 1974 
which were intended to guide the Metro Chairman's staff in 
redrafting the, policy. Following the recommendation of the Metro 
Social Services and Housing Committee, Metro Council recommended 
Ehaks 

(a) A'‘Metropolitan housing policy be established; 


(b) Metropolitan Toronto establish both public and 


private housing targets in consultation with the 
area municipalities; 

Cc) Metropolitan Toronto have a role in land banking; 
that where an area municipality is banking land, 
the Metropolitan Corporation be offered sites; 
and that in instances where the area municipalities 
do not wish to bank land, the Metropolitan 
Corporation would acquire sites in consultation 
with the appropriate officials of the area 
MUNLCipalilty; and 

(d) ine Wetropelatan Corporation, have a role inthe 
construction and management of low income family 
housing but that such role not be in the planning 


of such housing. 


On January 24, 1974, the Metro Chairman's Office released a 
second draft statement of the Metro housing policy. The major 


recommendations were: 


That Metro Council adopt the following objectives and policy 

goals: 

(a) Ensure, to the extent possible, that all persons or families, 
regardless of income, have access to adequate shelter at 
a reasonable cost. 

(b) Metro focus primarily on the production of low and moderate 
income rental housing, working with the area municipalities 
on the development of appropriate sites, form and densities 


of rental housing. 


(c) 


ey me 


Area municipalities focus primarily on the production of 
moderate income assisted housing for ownership, non-profit 
housing, neighbourhood improvement, and residential rehabili- 
Catron. 

Metro and area municipalities utilize the funds available 
from Central Mortgage and Housing Corporation for land 
acquisition for residential purposes, with Metro acting as 
the agent of the area municipality at the request of the area 
municipality, or the area municipality acting independent of 


Metro. 


That Metro Council adopt a target of 75,000 housing units for the 


period 1975-77. That a minimum target of 20,000 units be adopted 


for 1975, composed of three target groups: 


(a) 


(c) 


6,600 units of assisted rental housing for low and moderate 
(up to $13,000.) income households. 

1..300-2,200. units of Senior citizen housing, (thus 1s. ineiuced 
in the 6 /o0O unt er target 

3,400 units of market “housing, of which! a preoporei1on would 
be made available under rent supplementation to low income 


households. 


That Metro Council adopt the following role for Metro Toronto 


On housing: 


(a) 


The maintenance of the Metropolitan Toronto Housing 
Corporation as the corporate body responsible for the 
construction or acquisition of low income housing for 
families and adults as well as senior citizens. 

The utilization of Sections 15,42,43 and 44 of the National 


Housing Act as the major methods for financing Metro's role. 


The proposed Metro policy goals and objectives appear to 
be a reasonable compromise among the positions of the 
Various area, municipalitiess, Cartan points .remaine:to! be 
clarified, however, and these concern the Metro role in 
moderate income housing and the transfer of responsibility 


for public. housang trom OHC.to Metro, 


The, second,draft. Metro,policy, correctly emphasizes that 
Metro should concentrate on the production of low income 
rental housing, while the area municipalities would have 
primary responsibility for moderate income housing under 

a variety of programs. Metro's emphasis on low income 
housing should be reflected in the statement of goals and 
objectives. Metro should concern itself with low and 
moderate income housing to the extent that area municipal 
programs may not be sufficient to achieve the Metro targets. 
Metro should be able to use any suitable C.M.H.C. or 
provincial program to achieve its targets if area municipality 


programs will not accomplish that objective. 


The draft policy seems to set an upper limit of $13,000 

household income on the moderate income range for housing 

Stated i775 Da sthe City paid tperbaps pthrougheue Metra, 

the non-profit program will serve somewhat higher incomes as 

well, ranging up to $18,000 for large families. It is recommended 


that the upper limit be raised to this level. 


Metro intends to ask the Province to transfer management 

of the OHC portfolio of public housing projects to the Metro 
Toronto Housing Company Limited. This could impose a great 
administrative burden on Metro, unless Metro were prepared to 
delegate some of its Management responsibilities to the area 
municipalities. Metro should be prepared to delegate the 
Management of projects at the request of area MUNLCLpalities, 


as was suggested in the first draft of the Metro housing policy. 


The position taken on the adoption of production and distribution 
targets meets the recommendations made earlier by Ci ty-Counci ts 
Production and distribution targets are stated only for Metro 

aS a whole, although the assumptions with respect to performance 
within each area municipality (on which the overall targets are 
based) is clearly set out. Area municipalities are therefore 

not constrained in the implementation of their housing policies 
by the one adopted by Metro, although the moral Obixgatiron on 


each to fulfill its fair share of the EALgjets 1S .mage ctear 


RECOMMENDATION: 

1. That City Council adopt as its target for 1975 the approval 
Of tproyects “containing 67006 housing units, of which 3,000 
would be assisted housing units and 3,000 private market 


unres: 


CHAPTER If 


CITY LAND BANKING 


The City land banking program is in effect the first phase 

of new construction activity. As the City acquires “land it 
develops plans for each site in terms of the targets and ob- 
jectives of the City housing policy. ‘The Living Room report 
recognized that land assembly and land banking underlie the 
entire range of City housing programs. The City's land pro- 
gram affects housing costs, provides sites for assisted 

housing and establishes the conditions for integrating assisted 


housing and developing new housing forms. 


There are two main facets to the land program: land assembly 
and land banking. Assembly of sites for assisted housing 
SUPDpOrts Lie proguction Of new units in the short run. ‘THe 
level of activity contemplated in the Living Room report, 
Funded at sL0 million a year, is sufficient to assemble 20 


te 25 acressor Wand at currentimarket prices. 


Under Section 42 of the NHA municipalities may borrow from 
Cum; HvcGe GO sper cent of the cost of acquiring land for nousing. 
Thus, for one million dollars a year the City can assemble 


SiG mitvittonoworth sof: (Land mfior assisted housrng projects. 


Targets sand). Obj ecbives 


City policy, as outlined in the Living, Room meport,, i sto 


acquire at least $10 million worth of land annualty «aig 9.7 3’. 


bO74 andy 19752 .The; goals of the program as (set outan.the 


Living Room report are: 


The 


Redistributing the benefits of public AGE VON; wby 
helping people who might otherwise not have the 
Opportunity to Live in icertain areas of GReERCAES, 
Stabilizing housing prices for limited income households. 
Providing suitable housing sites. Better sites should 
be available through land banking than has generally 
been the case for such programs as public housing and 
limited dividend projects. 

Ensuring the development of socially viable neighbour- 
hoods. Public ownership of land would give the 

City the ability to plan for and implement social 
objectives which, even through its regulatory powers, 
it has seldom had the ability) tov,achieves 

Developing new forms of housing. There is a growing 
realization that experimental forms of housing require 


public incentive beyond the City's land use controls. 


average density of development was anticipated to be 


from 75 to 90 units per acre with family housing developed at 


30 to; 40 units per aere and non-family housing at an average 


of ' 120) to 150 units per acreu!! Atsuch densities, the land 


banking program would bring into production land sufficient 
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to support 1,000 to 1,500 units a year. About half the housing 


would be for families and half would be WOM ed Ly « 


The Living Room report proposed categories of land to be 
considered for assembly and banking. The policy emphasized 
vacant, underutilized. land, land containing non-conforming 
commercial and industrial uses and publicly owned land. The 
City policy also stated selection criteria for assessing 
the suitability of specific sites. The criteria involved: 

- Environmental suitability 

= Supporting Tacit lities 

= Public transportation) (existing. or planned) 

= Character 

> Proxima, sto pull 1.0 ly owned «Land 

= Avawlability of Land 

= HoonoOmmcrsetability 


m= ACOs tS 


Certain operating policies were adopted by City Council as 
recommended in the Living Room report. The report recommended 
that wherever possible land be purchased on the open market 
from willing vendors. Where that is not possible, and 


particularly where sites are required to complete assemblies, 
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consideration should be given to expropriation. Other 

Operating policies are to assemble lands by acquisition of 

options, to provide for detailed site planning with community 
participation, and to review all City owned properties, particularly 


Parking Authority sites, to determine their suitability for housing. 


The City policy. set the "following order GF DrLOPety Fors dis— 
position of City owned land: private non-profit groups, 

the City Housing Corporation, other governmental housing 
builders and private builders. The report recommended that 
the City's long term policy be to lease the land which is 
assembled to maximize control of future use. In the short 
run the City might sell some lands to non-profit and govern- 
mental producers of assisted housing in order to "roll over" 
the investment, purchase additional lands and use them as 


fresh security. 


Program Implementation 

Ontario Municipal Board approval of borrowing for land 

banking in 1973 was received an Spring, 19 74-— ihe? 197 45 eames. 
commitment was received in September and O.M.B. approval at the 
end of October. The 1973 funds were committed to acquisition 
of privately owned lands in the St. Lawrence project, discussed 


below. Publicly owned lands were to be acquired in the future, 


when they are ready for development. 


st. Lawrence. The major share of land banking funds in the 
1973 program was allocated to the St. Lawrence development. 
Din Phase I of the development, a total of 34.65 acres will 
beyacquired™ by, ‘thescrtys PRESENTLY. ovo oecHesweire ae hd 
privately and 18.80 acres are publicly owned. Negotiations 
are in progress with the public owners and the City intends 
to expropriate the private properties. The total land 


acquisition cost is estimated to be $22.3 million. 


It was hoped initially that publicly~owned lands would not 
have to be acquired right away, but might be acquired when 
needed, perhaps using building mortgage rather than land 
assembly funds. However, most public agencies have indicated 
a desire to acquire alternative sites at this time so that 
alternative facilities are ready for use when they move. 

AS a result, some 1974 and 1975 land banking funds will have 


to be uséd lor tena te pur pose, 


On June 2th, 374, Catby Councide approved. thevland Banking 
Report for St. Lawrence. A second report in October, 1974 
outlined progress on land acquisition, analyzed issues of 
social planning and design, and proposed that a number of 
Specific studies be initiated to lay the groundwork for 


development. City Council approved the following studies 


- 3g- 


which are underway: 

- Environmental Analysis; 

- Sso1l Analysis; 

=~ sHistorical Bultdings< 
Council withheld approval on a consultant study of design 
guidelines pending public consultation and the involvement 
of local neighbourhood groups. Staff working on St. Lawrence 
have met with representatives of many community organizations 
and the public to discuss a permanent mechanism of consultatron. 
This will prepare the way for a design process involving a 


broad base of interested groups and individuals. 


The City witiwereate a development strategy, based on the 
various consultant studies and contributions from pub lke 
agencies such as school boards, the TTC, Library boards, 
provincial ministries and the public and local community 
groups. A St. Lawrence Coordinator will be appointed in 


the Housing Department to Organize this process. 


The neighbourhood is expected to consist of 1/700 non— 

family units and 900 family units for a total of 2,600 units 
at a residentialicoverage: ory 25 along with commercial, 
industrial and community facility uses. Construction could 
begin in the second quarter of 1976. Both zoning: and Official’ 


Plan changes are required. 


In addition to proceeding with St. Lawrence, the Housing 
Department investigated in detail more than forty properties 
2) ob9:7 4, following up on approaches from brokers and owners, 
Suggestions received from City Aldermen and area planners and 
Sites disclosed through the Department's field Surveys. Many 
Sites advanced to the Executive Committee in Conference had 

to be dropped when an agreement on purchase price could not be 
reached. Currently there are about ten Sites under active 


COnSideration. 


The present uses of land banking sites in the 1974 program 
reflect the categories of land proposed for the program in 
the Living Room report. Individual sites can be divided 
into four classes: 
- Small low-density sites of one AChE OM loss. 
~ Larger, abandoned industrial Sites of one to 
three acres. 
- Higher density, mixed commercial-residential 
sti oeeesiagn gallaih- 


- darge) scalesdand banking developments. 


The major advantages of scattered site development are: 
(1) local neighbourhoods are preserved and improved in a 


harmonious manner; (2) the housing developments are small 


ag 


in scale; (3) management of projects may easily be trans- 
ferred, fo. non-profit qreups - (4)kc construction Starts may ‘be 
organized, quicklyg. (5)e <mpadt lofmtie rerty program may be 
spread widely across the City; and (6) impact on other 
urban issues such as the rate of growth, transportation, 


IDGdusStr laliza tboni.: Giens aS mar dames 


Large-scale land banking developments such as St. Lawrence 
permit the City to organize development or redevelopment of 

an entire neighbourhood: ein suchicasésprthe City *identifries 

a large tract of under-utilized land and draws up “an “integrated 
design for residential, commercial and possibly light 
industrial uses. Large-scale land banking has implications 

for other urban policy issues, especially transportation, 
income mix, jurisdictional roles, retention of industry and 
urban growth. The enterprise normally requires expropriation 


of private properties. 


The advantages of larger.scale land banking are: (1) the 

City can organize balanced development of substantial, under- 
used parcels, of land;, (2), «this programs isva\ long range 
alternative to scattered site assembly over periods when 
scattered sites avendaksticultykGpacdudre, US) pander scale 
assemblies permit the City to plan for accelerated growth 

in selected areas; and (4) such assemblies may have beneficial 


spillover effects on surrounding areas- 


In contrast to the large-scale St. Lawrence development, 

the City has attempted to purchase scattered land assembly 
Sites on the open market rather than acquire them by ex- 
propriation. Thus, negotiations were recently coneluded for 
two Sites. The ‘City owns one of the remaining properties 


which will be transferred to the City Housing Corporation. 


As directed by City Council on October S0th, 1974, the Housing 
Department continued efforts to acquire the Separate School 
Board property at 288 Annette Street. This property meets 
the proposed priority for land banking as a smaller site 
located in an established residential neighbourhood. The 
Site of slightly over an acre could be developed with a mix 
of the existing three-storey building and new townhouse or 
rowhouse construction containing about 45 units altogether. 
A third of these would be family units. While an agreement 
on price should not be difficult to achieve, the School 
Board wishes to obtain City-owned land in exchange for the 
property. The Housing Department is attempting to locate 


a “Suitable property tor this purpose. 


The land banking program has been evaluated in terms of the 
targets and objectives set out in the Living Room report. 

Four of the sites considered part of the 1974 land banking 
program are discussed below. They are Pembroke-Sherbourne, 
Connolly-Wiltshire, Pape-Cavell and Campbell-Antler. (See 


Table. i.) 
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several of the sites are lands used for industrial purposes. 
Two are vacant or marginally improved or contain vacant 
buildings for industrial uses which do not conform to the 
zoning by-law. One site has POtentian Or in-fitl housing. 
In each case, the sites have been jOintly scrutinized by 

City Planning and Housing Departments for their environmental 
Suitability, supporting Eactwiities, Puplac transportation, 


and the established character of the neighbourhood. 


Threé ofp,thé sitesywi hl ibe ready ‘to°Start construction in 

1975 and the remaining one in 1976. Allowing 12 to 18 

months for construction, completions should be achieved 

toward the end of 1976 or beginning of 1977. Since three 

of the sites are presently zoned for industrial uses, 

zoning changes will be required. In two of these cases, 
Official Plan :changes may be required. Ve vas “antici pared 
that these changes will not delay construction starts. The 
proposed timetable for development is set out in the discussion 


of City non-profit new housing. 


The total area of the four sites im Table IT is 7.6 acres. In 
comparison with the target acquisition of land for 1,000 
to 1,500 housing units, the program may be substantially 


expanded. 


~44 . 


The City land banking program is expected to generate 20 
to 25 acres a year for new assisted housing development. 
At 80 units per acre, this would yield, 600. to:'2,000 
units, appreciably higher than the OuLpUL propesed ianvithe 


Living Room report. 


An estimated, 655. units will be constructed on.the four land 
banking sites. Of these, (excluding St. Lawrence) there 

are 409 non-family units and 246 family units. Family housing 
accounts for 38 per cent of the total. While this is less 
than the 50 per cent suggested in the Living Room report, 

it is likely a more feasible level in terms of neighbourhood 


resources and project design criteria. 


The estimated production would yield about 86 units perrtacra, 
The average coverage under the program would be about 1.7. 

If 38 per cent of the units are occupied by family house- 
holds, there would be about 75 children per) acre -~ aiclevel 
which will be acceptable if the appropriate social and 


recreational facilities are accessible to the project. 


The density of development on land acquired by the City 
was expected to be from 75 to 90 units per acre in the 
Living Room report. The Living Room report also stated 


that, subject to economic and site planning constraints, 
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about half the housing built on acquired land would be for 
families. The experience of the Housing Department has 
been, however, that it is most difficult at densities in 
excess of one times coverage to devote 50 per cent of the 
units to family accommodation because the number of children 
per acre becomes too great and because the land cost per 
unit is excessive. More than 50 Pen Cent“ot the floor 


Space, however, will be used for family accommodation. 


Table II shows the number of family and non-family units ae 
different coverages for 50 and 30 per <ceneteami ly *anivtiss* ere 

20 per cent of the units were for family households at 1.5 

times coverage there would be 42 families per "aCcEe.. ) “irnswe 

assume there are 2.1 children per family on average, that 

would mean about 90 children per acre. The Housing Department 
suggests that about 75 children per acre is the maximum density 
appropriate’ for family housing. “Lf the percentage ‘of familyeunits 
is dropped to 30, however, the medium density range 6f 255 

to 2.0 yields about 60 to 75 children perracrepwhiich 45a 


more desirable level. 


The combination of family and non-family units at medium 
densities helps overcome the economics of high land costs. 
If only the 30 to 35 family units were provided per acre, 
without an additional non-family component, per unit costs 
would be extremely high. This would require higher rents 


than low and moderate income households could afford. 


a ee 


City Council should adopt the target of an average of 30 per 
cent family units to be built on land assembly sites larger 
than one acre. It is essential that the City's activity 


in land assembly and land banking be guided by correct 


in various sizes and price ranges. City Council should 

instruct the Commissioner of Housing to: 

(a) Lepore, Ona proposal for a comprehensive market study 
to develop assumptions regarding future housing need 
and demand in the City for units in various size and 
price ranges; and 

(bo) discuss with the appropriate federal and provincial 
officials the participation of the senior levels of 


government in the study. 


The 1975 City Land Banking Program 

Targets. The Housing Department recommends that the City 
borrow a further $9 million from C.M.H.C. for the. 27s 
land banking program, as contemplated in Living Room and 
the City's capital budget request, and that the City seek 


Ontario Municipal Board approval to borrow this amount. 


The $10 million of 1974 funds will be required in order to 
provide sites for 2,000 units in 1975 and additional funding 
Will be required in 1975 <0 provide new sites for development 


in 1976. 


The funding requirement for municipal land banking in 

1O 7) Sy Wri be Substantially greater than in 1974. The 

City" svS10. me Liston program will form part of an estimated 
$35 million Metro request in land assembly and land banking. 
Taken together with other municipal activity and provincial 
land banking, C.M.H.C. will, be deked ic provide $100 million 
for the program in the Province in 1975. CaM ons. shad 
initially allocated $55 million for Jana banking in 1974 
but, in fact, committed Only S35 million in the Province 
during that year. Now that substantial municipal interest 
has developed in the program, the Federal Government must 
fund it at a much higher level than during the start up 
years of 1973 and 1974. Funding of at least S/59mi LlLion 

1S required, i.e, the proposed level for 1974 and the carry- 
over of funds not committed during that year if land is to 


be available for assisted housing development in the future. 


Ontario Municipal Board approval of City borrowing trom 
C.M.H.C. for land banking under Section 42 of the National 
Housing Act in 1974 was received only in September of the 
year. The delay inherent in the requirement for O.M.B. 
approval seriously constrains the PEOGT aM. Sitio 7 58a te ic 
essential to achieve an earlier start. Totaccompri1sh 

that end, the amount of federal funds available to the CLty 
must be determined at an early date and the City must move 


prior to the finalization of its Capital Budget to commit 


its matching 10 per° cent. The City should request the 

Metropolitan Corporation to include, on behalf of the City, 
in its prior authorization request to the Ontario Municipal 
Board the sum of $1 million for the acquisition of land for 


housing purposes. 


City Council should instruct the Commissioner of Housing to: 

(a) prepare and submit a formal application to C.M.H.C. 
under Section 42 of the National Housing Act for a 
commitment of $9 million from fiscal 1975 for land 
banking funds, and 

(ob) formally seek approval of that request from the 


Minister of Housing 


City Councid! shoalaanstructitheuCuty Solicitor .d&o seek the 
approval of the Ontario Municipal Board under Sections 63 
and 64 of the Ontario Municipal Board Act to the borrowing 
recommended above and for approval of the use of $1 million 
allocated in the 1975 capital budget for land banking. This 
shoulda form part Or©rsthe City's prior authorization. request 


to Metropolitan Toronto and the Ontario Municipal Board. 


Program Balance. The Living Room criteria suggest that 
scattered site land assembly is the first priority of the 


City program in land. Normally, the Ci ty, wouldeacquire 


and develop 


Sites under 


the maximum amount of appropriate scattered 

a number of Criteria, including: 

Contribution to production targets; bothmin 
CermsyoLy total unite, family versus non-family 
balance, and distribution of new PEOGUCE1TOn 


across the City. 


Planning considerations, including neighbourhood 
integrity, elimination of non-conforming land 
uses, built form, density and mix Specifications. 
Economic feasibility, including such factors 

as land availability, purchase price and rent 
levels in relation to income, Servicing: and 
maintenance costs. 

Delivery of new production within a given time 
period and in an acceptable distribution pattern. 
Administrative considerations such as processing 
time per unit of production and Peas Teial Tey %OL 
transfer of project to cooperative or other non- 


City management. 


With such ‘criteria’ for maintaining project balance, the 


emphasis would fall on smaller scattered sites under one acre. 


Smaller assemblies can contribute to the housing stock 


while maintaining the integrity and character of existing 


neighbourhoods. This scale of development permits maximum 


integration of assisted housing in the surrounding community. 


Larger scattered assemblies of up to three acres often have 
the advantage of removing a noxious or non-conforming 
industrial use. They are, however, a more identifiable 
form of assisted housing project and may. in, proportion, to 
their scale, have a larger impact upon the area. The 
larger land banking projects would proceed over a period of 
years with one or two at the planning stage at any time. 
Acquisition of properties within such large projects would 
be emphasized more when scattered sites are not forthcoming 
and when public investment is expected to trigger desirable 
land use changes through the private market in adjacent 


properties. 


The Housing Department found it difficult to find and acquire 
smaller scattered sites under one acre for development as 
non-profit housing. A relatively small number of such sites 
were considered in 1974. To overcome this difficulty, a 
proposal call might be made by the City of Toronto Non-Profit 
Housing Corporation for small projects to be built by private 
builders. This is discussed further in the next section 


Of Ais reoort: 


ihe erdex “of priority in the City land banking program 
Should be: smaller scattered sites (under one acre); larger 
scattered sites (one to three acres); and larger scale land 


banking. 


Mixed Residential-Commercial Assisted Housing. The Housing 
Department's interest Gn land assembly for medium density, 
mixed residential-commercial development in the Core Area 
parallels the City Planning Board's emphasis on mixed use 
building under the Core Area interim erilteria./iihereprect 

of high-rent commercial development in the Core Area would 

be to subsidize the assisted housing component and enable the 
City Non-Profit Housing Corporation to build residential 
accommodation downtown, where high land prices of $25 to 


$30 a square foot and more would otherwise render it uneconomic. 


From the point of view of City planning and housing policies, 
residential-commercial development in the Core Area is 

highly desirable. The residential component thins out Core 
Area densities and aids expansion of the City housing "stock. 
In social terms, housing development downtown adds interest, 
vitality and commercial stimulus to downtown neighbourhoods. 
The reversed patterns of commuter travel relieve peak hour 
overload of public and automobile transportation systems. A 
small but significant proportion of Core Area assisted 
housing should be suitable for families. Dist wot igre (reve 
demands in other parts of the City and lend an overall balance 


to the residential distribution. 
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The main obstacles to mixed residential-commercial non- 
profit development in the Core Area are the lack of municipal 
experience in commercial development and leasing and the 
C.M.DAGepelicy “which plates’ al-20 “per, cent of floor area 
iimat -on-the ‘commercial, portion, /"C-M.H.C. might relax this 
provision if the City could ‘demonstrate that a higher 
percentage would make the residential portion possible at 
lower cost and available to a broader range of family 
incomes. The Housing Department's investigation of 

. development possibilities under the Core Area criteria 
would also establish the potential marketability of the 


Gonmerci al portion an various parts of the Core’ Area. 


City Councziishouldsanstruct the Commissioner of Housing 
in consultation with the Commissioner of Planning to carry 
out a feasibility study of mixed residential-commercial 
assisted housing developments in various. parts of the Core 


Areay 


City Council should request C.M.H.C. to review its. 20 per 
cent, of. floor, area limit on the commercial portion’ of mixed 


residential-commercial developments. 


RA a 


Soll, Tests... The Housing Department has taken the position 
that soil tests should be carried out before acquisition of 
properties in order to determine the feasibility of the 
properties for residential construction. Council approver 
to engage foundation consultants to Carny out -such «tests 

has been obtained for each site individually. The Housing 
Department believes it would be useful to obtain the results 
of soil tests before bringing sites before the Executive 
Committee in order that the findings might be presented at 
that, times.) The Housing Department would require: asgenenal 
authorization from Crty. Councad nto engage foundation consultants 


for this purpose. 


City Council should authorize the Commissioner of Housing 

to engage foundation consultants from time to time to 

Carry out borings, test soils and prepare reports on foundation 
requirements for lands under consideration for acquisition in 


che Ci tyeckand banking program, at a fee not to exceed $2,500 


per site. 

RECOMMENDATIONS: 

ie That City Council endorse the land assembly and banking program 
objectives set out in this Teporke 

a Thatreity*councis adopt the target of an average of 30 per cent 
family units in assisted housing on land banking sites in excess 
Of one acre in size. 

ot That City Council instruct the Commissioner of Housing to: 


-55 - 

a) Report further on a proposal for a comprehensive market 
study to develop assumptions regarding future housing need 
and demand in the City for units in various sizes and price 
ranges, and 

b) discuss with the appropriate federal and PLOVINGial Officials 
the participation of the senior levels of government in the 
Study. 

That the Commrssioner of Housing be instructed to: 

a) Apply to Central Mortgage and Housing Corporation under 
section 42. 0f ‘thesNat ional Housing Act for a commitment of 
lem onmerom fiscal  Wo7s stand banking “Gaunds , sand 

b) formally seek approval of that request -<£romoathe Minister of 


Housing. 
That the Metropolitan Toronto Council be asked to indicate to 
the Provincial Minister of Housing that it has no objection 


to the borrowing contemplated in Recommendation 4 a) above. 


That the City Solicitor be instructed to seek the approval of the 
Ontario Municipal Board under Sections 63 and 64 of the Ontario 
Municipal Board Act to the borrowing recommended in 4 a) above and 
for approval of the use of $1 million to be allocated in the 1975 
Capital Budget for land banking. 

thatthe Slomiutlion to be provided by the Ciey form. part or tne 
City’s prior auinorization request to Méetropolatan Teronto and 


the Ontario Municipal Board. 


Theat, subject to alt necessary ministerial, legislative and 


financial approvals, land be acquired in the land banking categories 
set out in the Living Room report, and subject to the considerations 


set out an that report. 


105 


Line 


ne 
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That the Commissioner of Housing, in consultation with the 
Commissioner of Planning, prepare for the consideration of the 
Executive in Conference sites falling within those categories. 
That». for ehe purpose of 8 above, the Director of Real Estate 

or such person, firm or corporation designated by him, in 
consultation with the Commissioner of Housing and at the direction 
of the Executive Committee, be authorized to acquire options on 
Specific sites within the land banking categories set out in the 
Living Room report and, subject to the consideration contained 

in that report, for a period not to exceed six months and ata 
condideration not to exceed ten per cent of the purchase price 
and, for this purpose, funds be provided from capital funds 
budgeted for land banking. 

That City Council instruct the Commissioner of Housing, in 
consultation with the Commissioner of PYanhninog. co bring forward 
proposals for mixed residential-commercial developments in 

various parts of the Core Area. 

That City Council request Central Mortgage and Housing Corporation 
to review its 20 per cent of floor area limit on the commercial 
portion of mixed residential-commercial developments. 

That City Council authorize the Commissioner of Housing to engage 
foundation consultants from time to time to Carry out borings, test 
Soils and prepare reports on foundation requirements for lands 
under consideration for acquisition in the City land banking 
program, at a fee not to exceed $2,500. per site, and that 


the appropriate officials be authorized to prepare and have 


executed the necessary contracts, with such funds being 
Provided in the Housing Department budget for that purpose, 


and chargeable to the project if subsequently approved for 


housing purposes, 


CHAPTER III 


CITY NON-PROFIT NEW HOUSING PROGRAM 


The City's venture in new housing production is founded on 
the basic policy goal established in the Living Room report: 
The provision to all residents of decent 
housing in a suitable living environment 
at a price which they can afford. 
The new production program is the City's direct action in 


contributing to the housing stock and influencing the distri- 


bution, quality, location, density, form and cost of accommodation. 


The decline of new housing production throughout Metro Toronto 
in the latter half of 1974, which both reflected and contributed 
to the general slowdown of economic growth, has heightened the 
urgency ofthe, City! suenewrproduction programs) \iWhen: City” Council 
adopted the, Rental; Housing Action) Program, it recognized: that: 

It is imperative that the City act at this 

time to accelerate approval and production 

of rental housing which is now in the planning 

stages, both under its own programs and by 

ofher Hongproftity, publi cvands private) producers: 


Particular attention should be given to those 
proposals for low and moderate income households. 


Targets and Objectives 


The Living Room report recommended a target of 600 units per 
Year Of City non—-profrit new production. That would amount to 
1,200 units over 1974 and 1975. The Rental Action Program adopted 


by City Council late in 1974 increased the City new production 


target to 1,500 units of new non-profit rental housing under 
construction by the fall of 1975. The Rental Action Program 
also recommended that proposals be brought forward as quack ly 
as possible for the development of rental accommodation on 
publicly owned land. In particular, the Commissioners of 
Planning and Housing were instructed to review a City Parking 
Authority consultant study of parking lots and to bring forward 


proposals for rental housing development on some of the lots. 


Program Implementation 


The Living Room report originally set the target, Of "600 tres 
to be approved in 1974. When the report was written, late 

in 1973, the Dundas-Sherbourne Project; involving’ somes 00 

new units as well as existing units, was contemplated as 
coming within the 600 unit target. HOWGEVELrs COM TH.C. approved 
Dundas-Sherbourne in 1973 with 1973 funds. Therefore, the 
City's target for new production in 1974 was reset at 500 
units, to be financed with $15 million of 1974 funds from 
C.M.H.C. Only two projects were sufficiently advanced in 

1974 to permit- applications to C.M.H.C., Pembroke-Sherbourne 


and Pape-Cavell. 


The 1,500 unit target set by the City's Rental Housing Action 
Program is made up of these units plus neawly— 1600 anaes to 


be approved by City Council in 1975. These units will be built 
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on City parking lots and additional land banking sites to 


be dcquired., 


Development planning is currently underway for the sites 

where construction will begin in 1975 and the various projects 
Stand at different Stages of progress. This report explains 

the background to each DEOhect,. rhe development plans already 
established and sets out the planning and construction schedule 
Forseach project. “Tablect gives basic facts on the development 
planned at each site, Chart I shows progress anticipated through 


various stages in the coming year and Map I marks their locations. 


Dundas-Sherbourne Housing. In mid-1974, renovations began 
on the exijsting 17 houses at Dundas-Sherbourne. This phase 
of the work is expected to be completed in mid-1975. This 
will provide 68 units of housing, nearly half of which will 


betsuutable for families. 


Working drawings for the new construction phase are currently 
in preparation. Construction WiET beginein: May § 1975 lonwthe 
infill development which consists of two main buildings, 
combining family and non-family units. This will add 303 


units to the site in the form of five and seven storey buildings. 
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PapesCavell Housing Project. This site, arormeriy occupied 
bywthe:Vakhley View Dairies ,| was tacquiredtby "ther City, invorder 
to remove the noxious industry and came under consideration 
as a potential housing project site in mid-1974. On September 
27, 1974, City Council recommended that the property be used 
for low and moderate income housing and be transferred to the 
City Non-Profit Housing Corporation. A Working Group was 
established consisting of area residents, the two Ward Alder- 
man, a member of the Housing Department and a member of the 
Planning/ Board, start 7° rOn "October 42577197 4) the ‘Commi ssironer 
of Housing reported that there seemed to be basic community 
Support for pursuing a housing development on the Pape- 
Cavell site which would have a mix of family and non-family 
accommodation. City Council adopted an architect's proposal 
as terms of reference for further design work and instructed 
the Commissioner of Housing to seek a C.M.H.C. mortgage 


commitment for O16 Mr von. 


A mix of semi-detached and row houses is contemplated for 
the major Cavell site, and small low-rise apartment building 
(possibly for senior citizens) on the Pape site at a medium 
density. The staging of planning and development for Pape- 
Cavell is shown impithe chart: The, Cavell) pention, woicn 


requires no rezoning, will complete its design phases by mid- 


ADEA lodonn Construction. of the .semi-detached and. .row 

housing units will begin in the summer and this portion of 

the project should be completed some time in early 1976. 
Preparation of working drawings for the Pape portion of the 
project must await a Council decision on the rezoning application 
and the tender call must await Ontario Municipal Board 

approvad .Of the Zoning wohange.». 'Constructilon..o£. thisspaytyos 

the project will begin in the late Summer. By early 1976, 


all of the project is. .3.uni te should be occupied. 


Pembroke-Sherbourne Project. Like the Pape-Cavell site, 
development at Pembroke-Sherbourne will proceed in two parts. 
The renovation of the existing housing will begin in Summer, 
1975 after the design phases and tender call procedures are 
Completed. . The existing, units will be occupied: in the Fallot 
1975. New construction, on the other hand, requires a rezoning. 
A tender call in July or August should enable new construction 
£6 begin in the Paul, which will~continue into 1976. Completion 
of the Pembroke-Sherbourne project will add 208 units to the 
assisted housing Stock,.of, which, about. one-third will) be. suit= 


able for families. 


The site contains mainly three-storey residential buildings 
which. were built, for, the most, part. in, the.early.1900"s.,..Lot 
sizes are generally quite large and the area is well serviced 


by community facilities. The existing houses on the property 


presented an opportunity to interweave new housing with the 
Older buildings and also a chance when renovated to provide 
existing housing accommodation while the new construction 


is in progress. 


1884 Davenport Road (Toronto Foundry lands). The proposed 
development scheme would build about 243 housing units on the 
property at a medium density. One possibility is to stack 
non-family units over two-storey town es) Another solution 
would be to locate the 149 non-family units in a taller 


‘building, with family row housing adjacent. 


Ino L3 7S", expropriation proceedings and: a rezoning application 
will proceed simultaneously. The Housing Department estimates 
that the final design phase will be completed Dy ined Lo vo. 
coinciding with approval of the rezoning.) \Construcetons wi ll 


begin in’ the’ Fall and “continue into 1976. 


Campbell-Antler Housing. This site, acquired by ‘the City 

late in 1974, presently supports an industrial use. It 

borders on a residential area to the South and West which 
contains mainly detached and semi-detached houses. A zoning 
change and an official plan change also are Yequrrea. Parry 
low density development is proposed for this site, involving 

a building height of about five storeys which would contain about 


150 units. Recreational facilities are nearby and schools 


in *thestareal “are? under-utilized.” Therefore,’ a large component 
of family housing is contemplated on this site with a balance 


between small apartments and family town houses. 


Vacant possession of the site cannot be obtained until June 
30icLoy Garand “cia teconstnuction period (could tse"a year or 
more. ‘This’ will postpone the earliest occupancy to mid=1977. 
Im 1975, the Grty will begin procedures to rezone the Land 
andaobtain anmiOmer1etal Pran change. "City consultants will 
complete the design phase of the project, providing working 
drawings by te "ena Of the year. This’ will “enable Che City 


fo mare 2 Gurek construction start, in mid-l97G. 


Housing Development on City Parking Authority Lots. As 
recommended in the Living Room report, work has begun on the 
feasibility of housing on selected municipal parking lots. 

On August 8, 1974, City Council approved the policy of multiple- 
use development of Parking Authority lots, owned by the City, 
inicentormityeween publ teupo Micies and. community. goals: A 
Parking Authority consultant's report at that time suggested 
design alternatives for certain lots and recommended review of 
the remainder of the City-owned lots in terms of their 


Suitability for redevelopment. 


Since then, all of the Parking Authority lots have been 
evaluated and several have been judged suitable for mixed use 
development by staff of the Planning Board and the Housing 


Department. On October 24, 1974, the Commissioners of Planning 


ete 


and Housing recommended lots to the Committee on Urban Renewal, 
Housing, Fire and Legislation considered suitable for housing 
redevelopment. The Committee approved the Commissioners' recommend- 


ation that architectural consultants be engaged to produce designs 


for mixed-use housing developments on “the lots. City Council's 
Rental Action Program called for accelerated investigation of 
development possibilities on these lots as well as on an 


additional parking lot site in the St. Lawrence area. 


The five sites under intensive consideration are Lots Nos. 

Lai Alin Se Ee 13 (Heath Street West), 45 (Broadview 
Avenue), 39 (Castlefield Avenue) and 71 (Bellevue Avenue). 

At this stage, before preliminary planning studies have been 
donépewt as ditficult to give, more thanva rough andrcarion 

of the type of housing which may be produced on the parking lot 


Sites. However, if all five sites are developed, they are expected 


to yield about 350 units of assisted housing, of which perhaps 


30) per; cent. will» be suitable tor families. 2A. sixth parkung lot 


site is located in the St. Lawrence Project. 


A number of other lots are presently under consideration for 
mixed use development and additional feasibility studies will 


be recommended in the next several months. 


St. Lawrence. If a tight work schedule can be held, the Housing 
Department is hopeful that the first construction in the St. 
Lawrence project can commence in December 1975 ona Parking 


Authority lot at Esplanade and George Streets. It is expected that 


this acre site will yield over 300 units of assisted housing, 


with a small component designated for family households. 


The 1975 New Housing Program 

Targets and Objectives. The 19/5 program 1Ssexpected. Co meet 
the 1,500 unit target set in the Rental Housing Action Program. 
Known and potential sites, not including the Dundas-Sherbourne 
project which belongs to 1973, will account for 1,335 new units. 
In order £0 @each the 1,500 whit target, addifional;dand banking 


Sites will be acquired. 


The Housing Department's estimated capital budget for 1975 
assumed that"500 units of City non-profit production. would be 
approved from 1974 funds and 1,000 units from 1975 funds. 
Howevyer# no Gmits were approved by C.M.H.C. from 1974 funds. 
Applications were made for the Dundas-Pembroke and Pape- 

Cavell projects in December 1974, when plans were sufficiently 
advanced to allow the making of a detailed application. The 
applications were not approved as C.M.H.C. had no further funds 


available in its 1974 budget. 


The City appears to have two alternatives at this peanes oe 
could seek an increased commitment from C.M.H.C. at this time 
to-cover.1,509.units ‘or itican wait until, »t has demonstrated 

its takeup capacity for the funds, i.e. until further sites are 
acquired and then request additional funds from C.M.H.C. There 
is sufficient concern about the City's ability to deliver at 

both federal and provincial levels to lead the Housing Department 


to recommend that the latter course be followed. 


1 


“GL6T ‘3USeWRzIed|G ButsnoyH ojuUor0O] ZO: AQ 1tDe: F5aNnos 


ASU? COOT 
qFUStTeFITP UT stun eTqezedwoo z0z sjuexz S5utpzebexz peyusttqeqse eq 


LEEM “dt od .¢ *seqep Aduednoso JUSTSTITpP pue sjoeLlorad ZUSZSTIIpP 
JO SOTWOUCDS 9|Yy ZOSeTJez yotym ‘ATUO soejeutijisse oie S}UeZ sAOoge SUL ? FLON 


Lee 9ZE T8Z Beg é i 49T IUY-TTeqduep 
S8E ave Sate GTZ GOT = (spue. Aazpunog 
O}FUOIOL) peoy 

FrAodusaegd F8RgTt 

6c eee COC BCL 86T SVT susnNogqrsyS-syorzqused 
= S8< Ove C.6.1 rs = TTeAe)-sdeg 

> whois DEES DEG TG? TST susnogqizsus-sepung 











wWoOotpeg 7 wooipeg ¢ woorpeg Zz woorpeg T SjuSeuq Teddy SUOOY 
ToTeusoeg 
tl VSS wes SE ee Ses eee es es ee ee ee 
S LNAIY GHLVYWILSs 


GL6T ‘“SLOZCOUd ONISNOH MUN LIFOWd-NON AdIO NI SLNAY CaLVWILSA 





It wWiIaqwva 


Estimated rents in the new projects are shown in Table II. 
These rent ranges are compatible with the income levels of 
$9,500 to $12,000 which were set in the Living Room report. 
For example, a one-bedroom apartment renting for $200 would 
imply a household inceme of $9,600 in 1976 if Shelter costs 
were to amount to one-quarter of household income. FOr 
family accommodation, two-bedroom apartment rents range from 
S240, to S3)6Gcand this corresponds to income ranges of $11,520 


bors 5,068" 


In assessing these income ranges, it is important to realize 
thatiiantlation will raises the incomés“of the target group*over 
the period@boreccupancy -2n 1976. A $9,500 income would then 
correspond to something over $11,000 and a $12,000 1974 income 
would be about $15,000 at that time. Three bedroom units would 
require incomes of about $16,500 and four bedroom units incomes 
of aboutoslego0o. The implication of these projections is that 
the income levels of the non-profit program must be revised. FOr 
new. AOusd@mg’staneed in" 1975-76," and occupied*in 1977)" the’ target 
income range for families should be $11,500 to $18,000 and for 
individuals from $7,000 to $11,500. (Average family income in 
the City is estimated to be about $15,000 at the beginning of 
1975 and, given present rates of inflation, should rise to about 


519,000 3m 1977.0) 


Household income generally rises with family size and the age 
of the household head. Larger, older families will be better 


able to afford the higher rents for larger apartments. Rent 


mis Tips wes 


supplement payments will permit lower income households to meet 
the higher rent levels. It is essential that the Province 
and the Federal Government revise rent supplement income limits 
upward from the current levels of S12,500 for families and 


S7 O00" £Or “Ena wide bee 


The program's ability to serve the target income levels is 
based on holding average cost per unity to about 3257000. 

At the cost shown in Table I, this average level is achieved 
over the first five projects contemplated, including Dundas- 
Sherbourne. The cost estimate is moderated by the substantial 
proportion of rooms, bachelor and one-bedroom units in the 


totalsoutpue, 


Family/Non-Family Balance. Of the 1,335 known and potential 
unitseplannedwundéer thesl974-75ipregram;, 377 or wetoerecent 
are two bedrooms or larger and considered family accommodation. 
This is somewhat lower than the 50 per cent target suggested 
in the Living Room report. However, apart from the Dundas- 
Sherbourne project in which there was a particular concern 

for" roomers, théesproportionsis 34 per.cent.)..1fj the, remaining 
units in the program total have a higher family component, 


performance will move closer to the targets. 


AL uitie gebeslale 


EY PE Or UNITS TN Gliry NON=-FROF TT 
NEW HOUSING PROJECTS 


Bachelor 1 zZ 3 4 
Rooms Apartments Bedroom Bedroom Bedroom Bedroom 





Dundas- 

Sherbourne 81 84 ye Lo 10 - 
Pape-Cavell os = 19 14 20 = 
Pembroke- 

Sherbourne 83 32 26 33 18 4 
1884 Davenport a= = 2ik eae LD 10 
Campbell- 

Antler - - 24 39 24 LZ 
FE es ee EL A oh og fe wal ee ee ae ee eed 

TOTAL 164 116 209 128 83 26 


Density. Considering the 1,335) units: for 1974-75, the building 
density corresponds closely to the Living Room target. The 

average density will be about 90 units per wre, and the average 
coverage will be in the medium density range, recommended by the 
Housing Work Group, of between one and two times coverage. Never- 
theless, if the new housing program is to achieve its family 
accommodation target, the City will have to build at higher coverages 


with £loor.areas. closer, to. two, than to one times the land area. 


Project Scale. AS was noted in the diseussien of the land 

banking program, the Housing Department is having Srrricubcy” Cindi 
available small scattered sites of approximately one acre on which 
small, medium density projects of up to 80 units could be built. 
some such development is contemplated on the City-owned parking lots 
and on the Pape-Cavell and Annette Street sites (if the latter is 
acquired). However, these sites will generate a relatively small 


proportion of new City production. 


In the land banking review, it was recommended that small 

scattered units have priority and that consideration be given to 

a proposed call to invite private builders to provide suitable 

land and construct buildings for sale to the Gity—of- Toronte | 
Non-Profit Housing Corporation on a turnkey basis. A number of 
builders have expressed interest in building small projects for 

Sale to the City, with the sizes discussed varying from approximately 
ten to sixty units. A proposal call might indicate that the Crevius 
Non-Profit Housing Corporation was prepared to acquire: Cn UDatcG 
500 units: (2) on sites with a maximum size of one acre; (Se) fin 
predominantly residential areas; (4) built at medium densities; 

(5) with a substantial family housing component; (6) at prices 
competitive with those for units constructed for the CPE Oni a 
tender basis. Qualitative criteria would have to be established, 
perhaps based on those in the Core Area Housing Study and the exper- 


lence to date with City projects. 


It is recommended that Council instruct the Commissioner of Housing 


to report on the desirabidity and suggested terms of a proposal call 


Lor privately-produced, new units to beisold to the City of Toronto 


Non-Profit Housing Corporation. 


Rent and Incomes. As suggested above, construction costs and 
amortization are not expected to rise but very substantial 

increases in operating expenses, reflecting increased labour and 

fuel costs, may place greater pressure on full recovery of rents. 
Rents are quite sensitive to variation in maintenance costs. Balanced 


against the rising operating costs is the possibility of a decrease in 


the cost of mortgage funds to the City's Non-Profit Housing 
Corporacrony ih eloy >. The Corporation has borrowed at eight per 
cent under Section 15.1 of the National Housing Act and this 

ae is below the federal government's borrowing rate. However, 
if over the next six months to one year, interest rates generally 
fall by two or three points, then the federal government may borrow 
at a lower rate and lower the lending rate to non-profit housing 
corporations a corresponding amount. This inturn would have a 


beneficial effect on the rents to be charged in City projects. 


Core Area Criteria and New Housing Development. In November, 
1974, the Commissioner of Planning released recommendations 
on criteria to govern implementation of the 45-foot holding 
by-law. The City's Rental Housing Action Program instructed 
the Commissioners of Planning and Housing to review apartment 
hotel proposals in light of the proposed interim criteria and 
to report back to the Buildings and Development Committee 

on those which might be started quickly. The Core Area 
interim criteria also have important implications for mixed 
residential-commercial development by the City Non-Profit 


Housing Corporation. 


In order to establish the economic and design feasibility 

of a mixed residential-commercial development under the interim 
criteria, the Housing Department intends to undertake a 

number of demonstration projects with the criteria for different 
planning areas of the City. (Several of the parking lot 
feasibility studies may be useful for that purpose.) Such an 
exercise would be useful to the Housing Department with 


respect to its own projects and to private developers who 


will have to live with the eventual Core Area Cricerran 


With such models of residential-commercial development at 
medium density for several sites, the Housing Department could 
Make a’ convancing “case or Cll H.C. funding, perhaps under 

the provisions for innovative housing, to engage in assisted 
housing” proj jectsmin* the Core Area. “Given high inner city 

land costs, the exercise would establish what combination of 


densities is required to make a project economically feasible. 


Planning Controls and Procedures. The Rental Housing Action 
Program pointed out needed changes in planning controls and 
OMS “procedures “LO -résule=in @ qureker planning approval 
process. Such changes are necessary if the proposed 1975 


target for=starts 21S toy be: met. 


On December 20, 1974 the Meee of Housing wrote to the 
Mayor concerning O.M.B. notice and approval procedures. He 
stated that changing of the regulations governing procedures 
or che Ontario Municipal Board, ispecifically for, the City of 
Toronto, could be an inappropriate method of speeding up 
development approvals. Thus the Province has rejected 

City Council's suggestions for improvements which could 


accelerate the process by nearly three months. 


Ontario Housing Action, Program. City, Council's Rental, Action 
Program recommended that the Commissioner of Housing be 
Instructed to,pursue the Gligibility of the City for tax- 
stabilized grants under the Ontario Housing Action Program to 
pay for increased servicing costs required by new housing 
development.» Housing Action: grants. amounts to up) to.$200 

per year for a period of three years, or a lump sum payment 
OL, Up. co s6000)) The. program,applied originally to. ownership 


Mhos |. 


Discussions between officials of the Ontario Housing Ministry 
and the City Housing Department have progressed and developed 
substantial common understanding of the basis under which 
rental housing in the City would be eligible for Housing 
Action Program grants. There has as yet, been no official 
indication of the terms on which the City program would be 


considered. 


RECOMMENDATIONS: 


Vs 


That Council endorse the program and targets set out in this 
FEpOr ce. 

That Councid request, on: behalt, of Citylor woronto Non— 
Profit Housing Corporation, that Central Mortgage and 
Housing Corporation in 2975 conmmat s25.mi lion. fon mew 
production by that Corporation and that individual 

project approvals under the non-profit mew production program 
be delegated to the Branch Office of. Central Mortgage 

and Housing Corporation. 

That Council instruct the Commissioner of Housing to report 
on the desirability and suggested terms of a proposal call 
for privately-produced new units to be sold to the City of 


Toronto: Non=Protit Housing: Corporation’. 


CHARTER: LM, 


CITY NON-PROFIT ACQUISITION AND RENOVATION PROGRAM 


The Living Room report developed a rationale for the purchase 
Of existing. housing by the City Non-Profit Housing Corporation. 
City Council recognized that important social and economic 
changes were underway in a number of low density neighbourhoods 
which until recently had been relatively stable. In such 
areas, rapidly escalating house prices and an extraordinary 
amount of renovation and resale activity threatened to reduce 
Significantly the availability of lower cost housing. As 
rooming houses, small apartments, flats and converted houses 
changed into expensive single family dwellings, households 

of low and moderate income were increasingly bid out of the 
Market? erty housing policy’, as. outlined’ ian)'‘the Living. Room 
report, was intended to ensure that existing housing and 
neighbourhoods remained available to moderate and low income 
households. The purchase of appropriate existing housing is. 


the Snstrumenh of his policy. 


When the City formed a wholly owned municipal non-profit 

housing corporation, it was able to take advantage of favourable 
lending arrangements offered by C.M.H.C. under Section 15.1 
Oftthe Natwonal Housing Act” Underiithis section, the City 
Housing? Corporation borrows 100 per cent of the purchase 


price of existing housing from C.M.H.C. with mortgages 


bearing interest at 8 per cent. “A variety.cer souses, small 
apartment buildings, and row housing projects have been 
acquired and renovated. The City uses federal and provincial 
funds for repairing and renovating the housing for non- 


profit use. 


The City's purchase of existing housing to reserve 1c for 
households of low and moderate income fulfills much the same 
functions as the traditional filtering process in the housing 
market. The filtering process, through which more expensive 
housing became available to lower income households over a 
period of years as property values declined with age, no 
longer” SGemsS” tO’ aunction eGfitcr1ently ini the City.» Wie tyosca 
filtering chain in the past involved a transfer from higher 
income ownership to lower income ownership and eventually 

to lower income rental housing. Generally, higher income 
rental accommodation was a separate market. The current 
pattern seems in some neighbourhoods to be for low income 
ownership housing to shift back to higher income ownership 
housing, as in the whitepainting phenomenon. Occasionally, 
the pattern is a direct shift from lower income rental housing 
to higher income ownership. The net effect of these changes 
is to force out low and moderate income households from 
relatively cheap and irreplaceable accommodation and 

possibly out of the City entirely. This process has been 


accelerated by individual whitepainting efforts and larger 


eG ae 


scale conversion of smaller apartment buildings to condominiums. 
The need for a non-profit alternative is heightened by such 


trends in private market performance. 


The renovation and repair of housing acquired by the City 
Non-Profit Housing Corporation is a means of upgrading the 
housing stock and meeting the policy goal of providing decent 
accommodation at affordable rents for low and moderate income 
households. The main instrument of this policy has been 

the Residential Rehabilitation Assistance Program (RRAP) 


operated by C.M.H.C. under the National Housing Act. 


RRAP provides a forgivable loan of up to $2,500 per family 
housing unit, to non-profit housing groups. A forgivable 

loan. of mip ytoys 50 0ipen bed may jbe made iby 'CoMsH ues, \to non 
profit groups for hostel or dormitory accommodation. The 
City Non-Profit Housing Corporation uses RRAP funds to repair 
Virtually tall vor jee vnouwsing ewhich 1 tbuys en (in eho 7 40: the 
City Housing Department followed the Living Room report 
recommendation that the non-profit acquisition of existing 
housing and the rehabilitation program be closely inter- 
related. alPhe non-profit use ei irehabil teation funds has the 


advantage of general application throughout the City rather 


=~ Ooe 


than being limited to selected areas under the Neighbourhood 
Improvement Program (NIP). The availability of RRAP funding 
has shaped the acquisition program, ‘tiaking ‘it possible to 
acquire housing in need of repair and providing the resources 
to raise standards. While the Living Room report anticipated 
that about 200 of the 600 Units ‘tosberacduived thy Seity fand 
private non-profit activities might require rehabilitation, 
inefact virtually abb of (the units tacquirae by theccity are 
improved under the renovations program, as almost all of the 
housing available in the moderate price range requires 


‘renovations .tofbringepe upitorlCityhotsing standards! 


Targets and Objectives 


The City acquisition of existing housing has proceeded in the 
context(of (program objectives: set forth in “the Living GRoom 
report. Those objectives were: 

- The immediate provision of housing for low and moderate 
income families, with incomes from $7,000 to $12,000 
per lyear, *particulanly therlower tha kivlost tthat Gincome 
range. 

- The developmen® of aiistock! of nmon—=proLie housings? witch 
over the long term could provide housing to serve low 


income households without operating subsidies. 


- The provision of integrated housing in which both 
moderate and low income households could be 
accommodated. 

- To make available at least 25 per cent of the units 
for rent supplement low income Hereeeoiad eligible 
for- public housing: 

- The retention of existing housing and neighbourhoods 
for moderate and low income households. 

- The prevention of bbe increases beyond those required 
LO pay sion addvtzonal capital costs in “smaller, solder 
apartment buildings. 

=.Ensuring that program targets for rehabilitation are 
met and that the stock which is ‘preserved for “assisted 
housing is rehabilitated and improved. 

- The acquisition and conversion of large old buildings 
intovadditionaiwunits oO ancrease the Stock of Tow 
and moderate income housing. 

= EnCOUmAgeMent Of full participarion by "project 
residents in the management of the projects. 

The program target suggested in the Living Room report for 


acquisitions was 300 units at a cost-of $6 millioné 


The objectives of the City renovation program, as outlined in 
the Living Room report, concentrated on the linkage between 
rehabilitation and the City acquisition of existing housing. 


Thus, ‘the renovations program’ must be considered in the light 
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of its coordination with acquisitions rather than the general 
need for upgrading Che éntire, City nousing, Stockaaatheropjectives 
established were: 

- Renovation of some existing housing acquired by 
the “Crey. 

- Renovation of existing housing to serve the target 
population of low and moderate income households. 

- Renovating smaller, older apartment buildings for 
non-profit use and thereby preventing rent increases 
beyond ‘those required to pay for additional, capital 
COSts:. 

~- Ensuring that program targets,.tor .cehabil tation tare 
met to rehabilitate and improve the stock reserved 
for assisted housing. 

- Coordination of renovations with the City's neighbour- 
hood planning, rehabilitation and housing standards 


enforcement programs. 


The estimated budget for the rehabilitation program in 1974 


Was $2 million, averaging. 53,33 3. perm int. 


Program Implementation 

The City acquisitions program achieved and even exceeded its 
1974 target of 300 units shortly after the City Housing 
Department was organized, with the acquisition of the Bain 

and Spruce apartment projects. C.M.H.C. approved the purchase 


of 334 units in these two projects and gave the City an 
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additional general approval for another 300 units. The 
acquisitions program has been very diversified, including 
scattered houses, smaller apartment buildings and larger 


projects such as Bain, Spruce and South St. James Town. (See Map I.) 


In the first few months of operation the acquisitions program 
was generally reactive. Properties such as Bain, Spruce, 
Dundas-Sherbourne, Dundas-Beverley and South St. James Town 
were acquired in response to immediate circumstances or long 
pending opportunities. The types of units involved did not 
correspond to the priorities adopted by City Council on 

April 17, 1974. In the latter part of 1974 the pattern of 
acquisitions changed as the program moved to a more active 
footing and more single family dwellings and small multiple 


dwellings and apartment buildings were purchased. 


The slump of real estate values, which began in April, 1974, 

has favoured the acquisitions program. The City has been 

able to use the favourable funding under Section 15.1 of the 

NHA to obtain suitable properties at good prices. The 

emphasis on acquisition of existing housing is similar to the 
experience of Ontario Housing Corporation, which early in 

its existence built up a large inventory of existing accommodation 
in its portfolio. As of December 31),\1974%, the ‘Housing 

Department acquired 804 units of existing housing at a cost 


of $14.3 million. There will be a carry over of about one 


iy | f fee® 


million dollars of 1974 funds for acquisition of about 60 


units not yet approved into early 1975. 


More RRAP funds 


will be needed in 1975 for repairs and renovations on these 


nits. 


Table I identifies some of the major projects and 


Shows the distribution of acquisitions among the main types 


Sr Units. 


TABLE 1 


CITY ACQUISITIONS PROGRAM, 1974 


i ee. La ae eS a oe ee eee eee ee Se ee eee ee 


Pro ect 
Dundas-Sherbourne* 
Bain Apartments 
Spruce Apartments 
Scattered Houses 
South St. James Town 
Dundas-Beverley 
Pembroke-Sherbourne** 


Smali Apartment Buildings 





TOTAL 


* ~ Purchasea’ withnl973 funds. 


Number of Units 


Rooms and 





Bachelor Other Loan Amount 
Apartments Units ..Total (S Mii tion) 
32 42 74 0.6 
= 256 256 620 
= 78 78 L6 
= oe) omy 1.8 
168 15 183 rs9 
36 25 59 pel a 
20 qi! 27 0.4 
uh 59 60 Ike 2 
25) 547 804 14.3 


Total purchase price of the site was $1,621,000. 


** Existing houses are valued at $430,000. 


the site was $900,000. 


SOURCE: 


City of Toronto Housing Department, 1974. 


Existing houses are valued at $600,000. 


Total purchase price of 
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Acquired Properties. 


re Oe oe 


The acquired properties can be divided 


into a number of groups according to the type of accommodation. 


Table II shows the types of units acquired in 1974 and the 


major projects which account for a large proportion of the 


program. 


Table III shows that the acquisitions program has placed a 


strong emphasis on family accommodation. 


Nearly half the units 


are two bedrooms or larger and would be suitable Lor. fami Lies 


With children. 


The. balance its even heavier in favour of 


family units when the floor area of acquired properties is 


considered. 


Since family units are larger, they account for 


7/0” per cent of the floor area in the 1974 acquisitions program. 


Non-Family Units 


- Rooms and 
Bachelor 
Apartments 


- 1 Bedroom 
Apartments 


Family Units 
(2 Bedroom 
Apartments 
and Over) 


TOTAL 


SOURCE: 


CITY HOUSING ACOUISITIONS, 


diyeN ey ii ee gata 


1974 


NON-FAMILY AND FAMILY UNITS 


Number of 


Units 
423 
PAS) 
166 
3381 
804 


Percentage 
OL Unies 


SS) 


32 


Zi 


47 


100 


FLOOL 
Area 
(Seat ed) 


a. 230 


38 poo0 


83,000 


20) pein 


402,822 


City of Toronto Housing Department, 1974. 


Percentage 
Ota ELOOR 
Area 


op 


0 


ae 


69 


100 


= 90 <2 


The emphasis shown in 1974 departed in some Fespects from the 
priorities suggested in the Living Room report and the priorities 
adopted by City Council. Living Room anticipated that the 
acquisitions program would concentrate on smaller, older 
apartment buildings. In fact, units in such buildings accounted 
for only about one-twelfth of the total program. The major 
departure was caused by the Opportunity to buy the Bain and 
Spruce apartments, which were fairly large projects with a 

large component of family units. The Living Room report also 
envisioned that the program would acquire very large old 
buildings to convert them into additional units. The Dundas- 
Beverley and Dundas-Sherbourne projects are examples of con- 
versions which created additional units. This may depend on 
finding suitable buildings which nee not be used presently 

for residential purposes. In one mrstance, the City wail 
acquire a school building which is suitable for conversion 
ineowl2 residential units, 10 of which are suited to families, 


and will lease it to a private non =protremcorporat ton: 


City Council adopted the following priorities for acquisition 
On Apral 7 > Loy. 

- Single family dwellings. 

- Duplex, triplex, 4-plex. 

~ Apartment buildings containing a mix of family units. 

- Larger old houses for conversion into flats. 


- Non-family apartment buildings. 


On July 31, 1974 C.M.H.C. indicated the basis on which it would 


fund the City acquisitions program. 


GMa. Sthated tbhatathe 


program would be aimed mainly at family accommodation,, that is, 


one bedroom units or larger, in conformity with the pold.cy 


adopted earlier by City Council. No more than 25 per cent of 


the livable floor area should consist of bachelor or hostel 


accommodation. 


TABLE IV 


COSTS -OF CITY HOUSING ACQUISITIONS - 1974 


Acquisition Renovation 
Cost Cost 
($000) (S000) 
Bain and Spruce 
Apartments 71,600 120 
Converted Houses te O00 2,243 
Houses p38 00 65 
Small Apartments 
Buildings Sales: —. 
South St. James 
Town (Mainly Rooms) io 90 426 


TOCA 
Cost 


($000) 


S53 26 


3,743 


Number 


Of Un Les 


334 


160 


oe) 


60 


Le 


TOteL 
Cost Per 
Unit. S 


24,934 
23, 394 


a2 040 


bo, 300 


ey 55 





Council approved the basis of C.M.H.C. 


funding for a two: month 


period and instructed the Commissioner of Housing to report back 


on whether the C.M.H.C. guidelines were workable. 


terms, C.M.H.C. stipulated that the maximum average cost per 


Among other 


unit after rehabilitation or conversion be $25,000 with an 


upper limit in individual cases of $30,000. 
shows per unit costs for several types of units, 


that the C.M.H.C. guidelines are workable, 


it appears 


From Table IV, which 


subject to uncertainties 


concerning the performance of the Toronto housing market during 


bo TDs 


De 


Non-Profit Rents in Existing Housing. Each acquisition in the Crey 
housing program is evaluated on the basis of its Gapacity to 
provide housing to families of low and moderate income at rents 

at or below prevailing market rates. City projects are budgeted 

to be self-sustaining from rent revenues. While rents may 
initially approximate market levels in order to achieve cost 
recovery, the City's aim is to build up a stock of low and moderate 
income housing which over time will provide low or comparatively 
Stable rental accommodation. A minimum of 25 per cent of units 

are available to rent supplement households and the proportion 


may be higher where recommended by the City. Existing occupants 


whose incomes exceed the limits of the program pay a surcharge 


beiked to *ncome om*a ‘sliding scale. 


Rents vary from project to project, but Table v provides a 
comparison of rents in some City projects and existing and 
projected market rentals. For each rent level, it is 

possible to calculate the family income which would correspond 
on the basis of a shelter cost of 25° per cent Of income. For 
example, a one-bedroom apartment renting on the private 

market for $180 would require a household income of $8,640. 

To obtain comparable accommodation in the Bain Apartments, 
renting at $145, household income would be about $6,960. 

This actually falls below the $7,000 to $12,000 income range 


established for the City program in 1974. A two-bedroom family 


unit, renting for S250 on the private market, would require 

an income "or Si2 000. Once yvagain, a comparable unit at Bain 
could be carried by a family earning $9,024. One and two- 
bedroom apartments could be carried by individuals and families 
in’the~ lower :portion: of -the City "s-income range, while a three- 
bedroom unit, requiring a family income of about $10,600, could 
be carried by those in the moderate income group. Private 
rentals for two and three-bedroom units, on the other hand, 
will reach levels that strain the means of moderate income 


famiicves = 


The Province agreed to front end loading of the ten per cent 
capital grant under the Community Sponsored Housing Program. 

The grant was raised in the initial years from $12 to $15 monthly 
per $1,000 of capital cost and to $18 in projects such as Spruce 
Apartments where the City would have had to raise existing 


rents more than ten per cent. 


Acguisition Procedures. C.M.H.C.'s funding commitment was 
offered, as requested, to the City Non-Profit Housing Corporation. 
The Corporation has the legal power to borrow the funds without 
COMsulting clty Council. However, on August 6, LOT4) "City 
Council adopted the policy that the Board of Directors of 

the City Non-Profit Housing Corporation be requested to bring 


before Council, for its concurrence, any proposed housing 
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acquisitions where the particular housing project contains 
more than 24 units. In the case of projects of 24 units. or 
less, the Board would proceed to acquire the housing in 
accordance with the policy adopted by City Council on April 


17, 1974 and the terms set by C.M.H.C. 


in) response to Clty Council's acduisd tions policy, of: Aoridesla - 
1974, greater emphasis was placed on small single family 
detached houses. The decline of, prices, in, 1974. enabled, the 
City to purchase 60 houses in various neighbourhoods at an 
average price of $31,400. This compares very favourably with 
the cost of building comparable new accommodation. For example, 
a unit of row housing with comparable floor area and facilities 


would cost about $40,000 including land. 
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TABLE. V. 


RENTS IN PRIVATE MARKET AND CITY ACQUIRED 
EBALSTING HOUSING, 1975 


ee ee re ee ee ee we 8 
Carty 


ae ear ae tk Nee a ene Aan STs eS So nena ee a i 1c br eS, 
Private SOU "Sie. Scattered Converted ee 

Unit Type Market Bain Spruce James Town Houses Houses Fuildings 

$ $ S °. $ S S 

Room ieee = = 80 = LAY, = 

Bachelor 

Apartment £910 = = oF = LAT pe. 3 

1 Bedroom 200 145 165 = = 0 LES, 

2 Bedroom 280 188 po = 2 200) 190 

3 Bedroom 335 207 230 ~ - 325 200 

4 Bedroom B20 Bi ies = = = 385 = 

5 Bedroom 425 230 = = = 420 = 

Townhouse = = 300 = =< = = 

House = = = oe 240 = = 


a ee ee ee An 
SOURCE: City of Toronto Housing Department, 1974. 


table V shows, that conversions, involving extensiive renovation, 
result in tthe most expensive) existing non-profit housing. In 
comparison, scattered houses provide high quality accommodation 


at more reasonable cost. 
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Project Management. The Living Room report made no provision 
for project management. The rapid progress in the acquisition 

of existing housing made it necessary to develop a capacity for 
managing housing as soon as the Housing Department was established 


in April, 1974. 


The acquisition of the Bain and Spruce Apartments, which total 
S3¢eundts;, met rchemacquisi tion target trorw. 974" LeTiesebmojects 
were nearly fully occupied and required that the Housing 
Department establish a relationship with the existing tenants 
and assume responsibility for the management of the projects. 
City Council also decided to acquire the Dundas-Beverley and 
South St. James Town houses, in which there will be more than 
200 roomers and about 50 families. The City has also acquired 
about 60 houses and a regular flow CL vsucn acoulsitions whew 
continue in 1975. Most of the units in the small apartment 


buildings are currently occupied as well. 


The City Housing Department has taken on the actual administration 
of the acquired projects and is developing a management system 
which will have the capacity to cope with the additional 500 

units anticipated in 1975. On site project managers, caretakers 
and maintenance personnel were hired as temporary employees in the 
Housing Department, which provides management and maintenance 


services to the City of Toronte Non-Prorit Housing. Corperatron. 


That Corporation reimburses the City for the cost of those 
services from project revenues. The cost of general adminis- 
Eration.of) the: operation: of: the? housings is’ borneiby the’ City, 
1.e. Supervision of project managers, maintaining the waiting 
Histjet entamequstryy=projectwaccounting? tenant’ relations etc. 
The Organization and Methods Division of the Finance Department 
has assisted greatly in the development of operating procedures 
in these areas. The project management system will also be 
reviewed as part of the consultant's study of the organization 
of the CitysHousing Department. lt is recommendéd that the City 


continue to provide maintenance and management services to the 


City of Toronto Non-Profit Housing Corporation on the above noted 


basis, at least until that review is complete. 


The development of tenant participation in project management is 


under review by the Housing Department. The Living Room 


report established the princiapile.of full) participation by 
project residents in the management of projects. The Bain 
Apartments, gave. the, City ats firstt practical experience: in 
managing an emerging cooperative development. It has helped 
form the elements of a broad management policy, including 
collaboration with tenants on setting budgets, relationships 
with government departments, technical support, voluntary 
maintenance and renovation work, and participation in the 


selection of new tenants. 


The tenant selection procedure in the Bain Apartments indicates 
the ‘emerging role. .of weénants\lassoctaticns Gnoeity projects. 

A tenant selection committee was established to interview 
eligible applicants, referred) tomitwGrom the Citys Waiting 

list and to make recommendations on acceptance. The City's 
waiting list operates on a first-come, first-served basis not 
On a point system. Tenants are interviewed according® to their 
place on the waiting list but are subject to further criteria 
adopted by Council: 

- Income. Applicants must come within the income limits 
set .by .C.MeHC. .A-minimuml or, 25upermecent steams are 
available to rent supplement households, and the pro= 
portion may be higher where recommended by the GLEY 
project team. Existing occupants whose incomes exceed 
the limits of the program pay a surcharge linked to 
income on a sliding scale. 

- Household Size. Units are offered to households which 
will occupy them fully and require the amount of space 
in fobe une. 

= Residence dnethe Aréaof Half the Units are available to 
persons who either reside in the area or who resided in 
the area fori a, substantial” period, of “time anc moved 
within the last two years. "Area" is considered within 
one mile of the project. 

- Special Housing Problems. Applicants with severe housing 
problems may be given consideration out of order of 


their place on the waiting list. 


- Metro Residency Requirement. Tenants who wish to be 
subsidized by the Ontario Ministry of Housing under the 
Rent Supplement Program must meet Metro's one-year 


residency requirement for public housing. 


In addition to these criteria, applicants who do not appear 
to be suitable tenants may be rejected, and any applicants 


thuswmejiected: will ‘be! given reasons fGr their reyvection: 


This policy was adopted by Council on October 16, 1974 and by the 
Board of the City Non-Profit Housing Corporation on September 


Dy ae 


The prominent role of the tenants" associations in selecting 
new tenants’ derives in’part from City Council"s intention 

that the tenants should eventually assume management of the 
project. This process may serve as a model for future 
acquisitions as well, so that the City avoids the difficult 
administrative task of being landlord to thousands of tenants. 
Through a variety of measures, including entering into manage- 
ment contracts, leasing Of projects to private non-profit 
housing corporations and perhaps outright sale of projects 

to such groups, the City intends to spin off gradually the 
responsibility for management. Groups of tenants and smaller 
management units which are closer to the neighbourhoods and 
which in the long run can maintain a more responsive relation- 


ship with tenants groups, will assume these tasks. 
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Rent Supplement Program. Obstacles to payment of the rent 
supplement to various non-profit projects in’ the City, 


including “the City, non-profit. Bain andrenruce proyects 


exist at both the federal and provincial levels. The provincial 
difficulty is the Province's requirement that no part of the 
income of a non-prefit, housing icorpornation may wbe-used itor 
professional development, education, research or travel. 

The’ federal -ditriculty 1s; that -c-M.djaCrmhag, not ew author szed 

the payment of permanent rent supplement for all rent 

geared to income units under the non-profit program under the same 
terms as for public housing. The delay in payment has caused 


serious problems for the non-profit sector. 


The City should, call; upon, C:M/HVC.,..to: approver the)! payment: of 
the full rent supplement for all units provided to rent-geared- 
to-income tenants in exchange for the 10 per cent provincial 
grant and,urge the Province and) C.M.H.C.. tos expedite, inple= 
mentation of the rent supplement provisions in the non-profit 


program. 


On January 8,,.1975, the. Mayor, acting“asA*Presidentsorothe 

City Non-Profit,Housing, Corporation, prequéested the Minister 

of State for Urban Affairs to take steps to improve the operation 
of the Rent Supplement Program. The Minister was asked to 


take action. to have the.25.per scent ‘ Limitvandsthe restriction 


o EO) -- 


to family units only deleted from the guidelines for interim 


funding of the program and to instruct federal officials to 


deal with each application on its merits until permanent policies 


are established. As yet there has been no response. 


City Council should request the Minister of State for Urban 


Affairs to:- 


(a) 


(c) 


establish no particular percentage limit or 

restriction to family units in the guidelines for 

permanent funding of the Rent Supplement Program; 

instruct federal officials to deal with each 

application on its merits and to grant requests 

for rent supplement for larger proportions of units: 

(i) When the project is particularly small or when 
individual units are scattered. 

(11) When special groups such as senior citizens or 


the physically handicapped are being accommodated. 


(iii) When the neighbourhood itself is made up of 


primarily low income families and is sympathetic 
towthe;proj ject: 
ensureethat,administrationso£ tthe sRent ysupplement 
Program and consideration of individual applications 
rests with Branch Offices of Central Mortgage and 


Housing Corporation. 
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scattered Houses. The City's acquisition of existing Single 
family dwellings or scattered houses is a unique feature of 
the program. Most of these smaller houses, averaging six 


rooms, have been purchased in the east end of the Obtyi CAs high 


percentage of the 57 houses acquired in 1974 are located to 

the East of the Don River. The remaining 10 per: cent 

are located in the West End. The distribution reflects 

the relatively low prices of houses in these areas. For 
example, in the ten months from January 1 to October eae Sy ie a 
the average price in the East End was about $40,000 and $44,000 
in the West End.” Other areas of the City Fangead much higher 
and the City, limited by economic viability to a maximum price 
6f $33,000 per unit, could not feasibly buy im other parts 


Or thercLcy.. 


The homes acquired were on lots averaging 1,750 square fect, 
and having an average floor area of 1,108 square feet. 
Purchase prices ranged from 525,000 to a ign of Soa ,000" 

The average price the City paid was $31,400, some 15 per cent 
below the average asking price. Very favourable market 
conditions, from the City's point of view, enabled the City 
to acquire properties in good condition at reasonable prices. 
Renovations will be carried out in all of the properties in 


order to bring them up to C.M.H.C. and City housing standards. 
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The lowest renovation estimate is $330 and the highest, at $5,275 
is more than double the amount of the RRAP grant of $2,500. The 
average renovation cost estimate is about $1,925. A large portion 
of this would be related to fireproofing under C.M.H.C. regulations, 


averaging approximately $775 per home. 


In about two-thirds of the houses, the units were occupied 
by owners when the City acquired them. About one-quarter 
of the houses were vacant and the remainder were occupied 
by rental tenants who have been given the option of remain- 
ingeanvthis accommodation. “It ‘is estimated that rents in 
these, nouses wlEiveange [rom eabout S075 tors250} imolying a 
famplyeincome Gange Of ss, 350 toe sil, 900e “Most will. run 
from $210 to $230. The average family income without rent 
supplement over the houses will be about $12,000, a level 
necessary to sustain the average $225 rent plus utility costs, 
allowing 25 pen Cent-of incomesfon shelter. “This figure 


inetudes a LO pervcent (provinciaiVgrant. 


The house acquisitions program yields an extremely desirable 
form of assisted housing at reasonable cost. At a time when 
private development is stressing the production of condominium 
unvee ror-cownership, and rental units are converted to owner 
ship via the whitepainting process, house acquisitions provide 
a counterweight by making previously ownership stock avail- 


able to low and moderate income tenants. It gives better value 
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for the tenants' money than other accommodation because 


taxes are roughly the same as on an apartment and there are 
no janitorial and related maintenance costs for common areas. 
The tenant provides those services himself. The major draw- 
back of house acquisitions is the great investment of admini- 
strative time required per unit to buy each house. City 
staff estimate that they consider 30 houses to buy seven. 

In an average week? the start may visit 20" to 25° houses and 


eventually purchase five or six of these. 


When C.M.H.C. announced in September, 1974 that’ additional 
funding would be available for the City acquisition program. 
the Housing Department asked the Toronto Real Estate Board 
to inform its members and the City's interest received some 
newspaper coverage. Nearly 300 units were offered to the 
City in a few weeks. Over this period, the constraints of 
administrative processing, inspecting properties and gaining 
C.M.H.C. and City housing standards approval, engaging sellers 
and agents in negotiation, and obtaining commitments on 
conditional offers subject to agreement of the City Housing 
Corporation Board all became apparent. The inefficiency in 
administrative terms results from the fact that processing 
the purchase of a single family dwelling requires virtually 
the same steps as the purchase of a multiple unit apartment 


building. 
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A second factor which limits the extent of house acquisitions 
is the small size of the market of units of appropriate 
CosteandfacalitiesnoitThdis islapparéntlif"we7took at one’ zone 
of the Toronto Real Estate Board, where 65 per cent "of*the 
1974 City acquisitions occurred. For the first ten months 

of 1974, average prices in this zone were lower than any 
othex ».20ne sinathe City, at 6$375759.0% There were PO7F "sales ‘i'n 
that epertodser abouteld0 ea Mmonth. “sSineé*the ‘city "S"to0 “price 
is $33,000/°léss°thdan alfé+of “the “houses sold “would be 
appropriate. That means the City is buying in a market of 
perhaps 40 units a month or less. Recently, the City has 
been buying perhaps 15 to 20 houses a month in this zone. 

It 1s evident that much more aggressive activity by the 

City in “thas market as likely to. exhaust) the supply “ana push 


prices up. 


Virtudl by all housing Wnts acquired by the’ City in 1974 will 
be renovated under the RRAP. As shown in Table VI, renovations 
and repairs have been completed on a total of 54 units. 

A totab of 5S85cunitts will be Yenovated ‘in 1975, and the 
estimated costs are provided. The only units not included 

in the report on renovations are those which were acquired 

very recently and for which estimates are not yet available. 


This concerns mainly two properties amounting to 60 units. 
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The total cost of thes programais/éestimatediatis 3t0% mil lzon-or 
$4,767 per unit. Since the forgivable funding under RRAP is 
a maximum $2,500 per unit, a sizable portion of the renovations 
must be financed by other means. Twenty per cent of the 
difference between the RRAP grant and the cost of renovation 
on each project is made up by federal and provincial grants. 
In fact,, these cquants awalikb maké fup (22 16 .per icentof the vtoral 
renovation .cest«icThe sshontiall dinethistigvantois duebtetihe 
fact that there are wide variations in the renovation cost 
per unit.among prajects and .RRAP jgrantsscannotghe averaged 
ee the various projects. The remainder of the renovation 
cost, slightly.over SOperyscent, must be financed sunder yiie 
C.M.H.C. mortgage and is borne by tenants in the form of 


higher rents. 


Type of Renovations and Costs. There is wide variation in 
the cost per unit and cost per square foot, according to the 
type of work which needs to be done to,»bring the unit upto 
City and C.M.H.Co standards’ and, tha ainttral wondzGion wat 

the property. Nevertheless, a relationship can be discerned 
between renovation costs and the type of work done. A 
general indication of the type of work carried out in each 
project, has. been,.given <ize Tabile, Vi., Mtpwill peysesen that) the 
renovation costs for repair and decorating, such as in some 


of the Bain Apartments units and in the scattered houses, 
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are as low as $1.00 per square foot. These correspond to per 
unit, costs of roughly. S,000.4 Such: minorrepaias wre frlso 
modest in,.comparison with the, purchase price of the units 
concerned... » For; example,.-repair, of the®*scattered, houses as 
estimated to.cost, only, about four,pern) cent jofpthe average 
purchase price. In such instances, RRAP grants are adequate 


LO comer. the. cossé. 


More extensive. renovations ,, involving, fireproofingrof walisi, 
new plumbing and wiring systems, as well as repair and 
decorating,,,.may. cost, several, dollars,ai squaresifoot .bamhe 
Spruce Court, Bain and South St. James Town apartments and 
rooms, are in, this,»range.«,In fact), if. thes overalluaverage 
cost of renovations is considered, this is the most common 
type of work. .In this range, the cost per unit may exceed 
the RRAP grants,andadditional, fundingsin thes formyofogrants 


or larger C.M.H.C mortgages may be necessary. 


The most intensive and expensive renovation involves complete 
gutting ; .weconstruchieon and 4«conversiom ofvthe interior of the 
buildings. Some of the units at Bain, Dundas-Beverley and 
Dundas-Sherbourne are in this category. Costs may range over 
$20 per square foot and may be many thousands of dollars per 
unit. The additional funding requirement is heavy as well 


when renovations may amount to over half the purchase price. 
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There is no simple correspondence between the extent of renova- 
tions and the time which elapses between acquisition of the 
property by the City Housing Corporation and occupancy. 
Certainly, minor renovations in some projects take place 

while tenants remain in the units. In other projects, such 

as at Bain, fairly minor renovations may take several months 


to complete, particularly where there is the difficulty of 


renovating occupied units. A pattern which seems clear from 
the experience so far is that renovations in Single family 
dwellings generally are fairly minor and may be completed 
quickly. The major gutting operations, such as at Dundas- 
Beverley and Dundas-Sherbourne, are quite time consuming and 
are estimated to take seven months and more. Despite 

the often substantial periods of time involved in renovating 
existang” housing ,©it is clear, that’ these units “will “be* ready 
for occupancy much sooner than the City could provide new 


housing accommodation under the non-profit program. 


tne 1975 Acquisition and Renovation Program. 

Targetsoo The City ifffends° to “aequrirets?0 mel Pion worth of 

existing housing in 1975 which, on the basis set out below, 
translates »sinto S25 tumits.: “That 4willMmeadn-a-two-year *total 
of 1,400 units under the Living Room program. The City has 
budgeted $10 million for this and “it ‘can be broken down in 


light idfwthe City's epricpmetestras Shewilin Table ViP. 
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TABLE VII 


PROPOSED CITY ACQUISITION. PROGRAM, 1975 





cost 

Type Number of Units (Ss. Mili von) 
Single family dwellings 150 SO 
Apartments 250 4.0 
Rooms 125 1s) 
TOTAL SPS) DOe0 


This corresponds fairly closely to the performance under the 
program since October of this year, in which period Council's 
priorities of house and family sized apartments have been 
followed. In 1975, the emphasis on family units will be 
increased. © Of the S25 nits, to be acquired, the City antends 
to buy 150 single family dwellings, 250 apartments and 125 


rooms. 


Tt is important to bear in mind that the acquisitions program 
is highly responsive to the state of the housing market. Just 
as the market in 1974 permitted tne, City to accelerate the 
acquisition of existing housing, so Market conditions in 


1975 may alter performance and affect achievement of the 


cig EAP 


targets set. above.| During the Lirst monthwor 1975 buying 
activity picked up in the lower priced part of the house 
market and those.houses..0flered..cO, uheuClLtyetnecun  oaLoueL 
price range were not of as good a quality as those purchased 
in 1974. With interest rates beginning to decline, demand 
may increase and prices may rise to the point where purchases 
are not economically feasible. We will have to monitor the 
market closely and report back to Council if adjustments 


are required in the proposed targets. 


The objectives of the City acquisitions program contain some 
internal contradictions which impose constraints on what can 

be achieved. The (City aims ta provideshousings immediately to 
low and moderate income families. It is intended to accommodate 
low and moderate income households in integrated housing. The 
contradiction seems to lie with the goal of retaining existing 
housing and neighbourhoods for such households, when this 

is interpreted as the preservation of specific buildings and 
neighbourhoods. This has increased pressure on the acquisitions 
program to become involved in costly solutions to neighbourhood 
problems, including buying out developers at substantial 

prices. It is doubtful whether the acquisitions program can 
effectively counter whitepainting trends in inner city areas 
where high property values make non-profit projects uneconomic 


without further: subsidies. 
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The City's acquisition and renovation of existing housing is 
the first part of the non-profit program to yield results 
which can be studied in detail. A program evaluation of this 
activity Should be carried out to Yetine Criteria concerning 
Sosts and the type of work done. * City Councia Should instruct 


the Commissioner of Housing to: 


(a) report to Council on a Study, proposal for a program 
evaluation of the City Non-Profit Acquisition and 


Renovation Program; and 


(b) discuss with the appropriate federal and provincial 
officials the participation of the senior levels 


of government in the study. 


The federal government has recently introduced amendments to 
the NHA which would provide a land lease-back alternative to 
the 10° per cent) capltal contribution cureently avarlabica.. The 
DrovisiOnstiwilieGgive CUM. Camamthori ty) to buy and tease, land 
at low rates under the Non-Profit Program. It remains to be 
demonstrated that these measures will provide a sufficiently 
deeper subsidy to improve the economic viability of properties 


considered too costly for City non-profit) acqusi tion up. ton now: 


Lf the:slandscomponent,is acquired jand leased by (C.Mall,Cenat 4 per 
cent rather than 8 per cent for example, that would be equivalent 
to Gnereasing the capital grant from 10 per cent to 20 per. cent 


and would allow purchases costing an additional $2,250. It is 
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doubtful that a subsidy of that magnitude would have any 
substantial effect on the type of properties which could be 


acquired. 


In terms of both administrative efficiency and cost per unit, 

the best buys the City can find in existing housing may be 

small apartment buildings, triplexes and duplexes. The experience 

of 1974 has raised a problem in this part of the market. An 

anomaly of the assessment system means that higher property 

taxes are levied on multiple unit rental buildings. The assess- 

ment, on a square foot basis, may be 35 to 50 per cent higher in 

a duplex or triplex than for a single family dwelling. When 

property taxes are added into the cost calculation, the additional 

cost may produce a rent increase under non-profit ownership which cee 


the purchase unfeasible 


The renovations program in 1975 will be related to the acquisition 
of 400 units and 125 rooms of existing housing. Renovation costs 
has been budgeted at $2,500 per unit for an apartment or house and 
$500 per room for an ‘average of $2,024. The total for the program 
will be $1,062,500. Additional funds will be required for the 


Garry Porward of v1974 Tunds. 


Summary. 


1. The program's income objectives of $7,000 - $12,000 
have been met, with larger units in the upper end of 


that range. 


2. Priority to family units is now being given effect, with 
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concomitant emphasis on roomers. 


be Projects acquired with existing occupants were broadly 
integrated at the time of acquisition. This leads to 


problems with the Rent Supplement program. 


4, The program is least successful fighting whitepainting 


because: 


(a) house prices are too high; 
(b) conversions are very expensive; and 


(c) buying out developers is also costly. 


55 The house acquisition program is most attractive, but 


the market is thin and appears to be coming under 


pressure. 

RECOMMENDATIONS: 

i hat That City Council adopt the acquisition and renovation program 
and targets set out in this report. 

vas That the Commissioner of Housing be instructed to apply, on 
behalt ot the City Of Toronto NOn-—Profit Housing: Corporation, 
to Central Mortgage and Housing Corporation for a $10 million 
loan commitment under Section 15.1 of the National Housing 
Act for the acquisition of existing housing. 

Te That the Acquisition Program be operated on a full recovery 
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basis, serving families with incomes from $7,000 to $12,000 

and individuals with incomes "from S47, 000 te oo, 500, ana that 

rent supplements be made available in accordance with 

Recommendation 4. 

That City Council” request* the Minster OL stare fer Urban 

Affairs to: 

(a) establish no particular percentage limit or restriction 
to family units in the guidelines for permanent funding 
of the Rent Supplement Program; 

(b) instruct federal offictatisitordealjwithseach application 
on its merit and to grant requests for rent supplement 
for larger?’ proportions ofsunitvsi: 


(1) when the project is particularly small or when 
individual units are scattered; 


(ii) when special groups such as senior citizens or 
the physically handicapped are being accommodated; 


(iii) when the neighbourhood itself is made up of 
primarily low income families and is sympathetic 
to the proyect: 

(c) ensure that administration of the Rent Supplement Program 
and consideration of individual applications rests with 
Branch Offices of Central Mortgage and Housing Corporation. 

That City Council instruct the Commissioner of Housing to 

report further on a study proposal for a program evaluation 

of the City Non-Profit Acquisition and Renovation Program, and 


to discuss with the appropriate federal and provincial officials 


their participation,in the study. 


CHAPTER. ov. 


PRIVATE NON-PROFIT HOUSING: NEW AND EXISTING 


Private |/noneprorit housing is known as “the thirydcsectorvor 

the industry, complementing market and public ventures in the 
field. The National Housing Act defines a non-profit organization 
as ‘orleMinowhich no part sefethe* income is payable! Gr votherwise 
available for the personal benefit of any proprietor, member 
om Shareholders) Privatehmon-pv0frt factivity ts rintended "to 
create another method of integrating assisted housing for 
moderate and low income households into the community. Their 
activity encourages voluntary participation of the community 
and residents both in the development and the management of 
pro ects.’ .Thetquowing capability of private non-profit groups 
to produce housing will lessen dependence on governments for 
the provision of these services and increase individual and 


community independence and self reliance. 


The City's policy has been to give non-profit groups high 
priority in the development of assisted housing and it has 
attempted to assist the groups in developing proposals for 
both acquisition and renovation of existing housing and new 
construction. The non-profit sector is made up of several 
types Of groups, ancluding serviceclubs ysuch as (The Kiwanis 
and Elks, which were active in senior citizen housing; 
municipal or province-wide institutions such as the YM-YWCA, 


churches and labour unions; and neighbourhood groups. In 


cil OB 2 a 


1974, the Metropolitan Toronto Labour Council established a 
housing corporation. Several groups established the Toronto 
Non-Profit and Cooperative Housing Federation as an umbrella 


agency to organize the sector and voice common concerns. 


Privatewnon=profiti activities*are financed by CoM. Wace vunder 
Sectionulb5 al off theoNHA. Non=profit shousing  icanssunder 
Section 15.1 provide low interest rate mortgages for 100 per 
cent of ithe valderoermehetpre jecrsr ie Frunding torteencvarvons 

is available under the RRAP provisions. Projects are assessed 
for their economic viability and must yield accommodation at 


rents which are lower than market rates for comparable housing. 


In 1974, the Government of Ontario began to Operate assiseance 
for non-profit housing corporations of community groups and 
municipalities under the Community Sponsored Housing Program. 
The Province intended that private non-profit groups would 
provide housing for families, senior citizens, those witn 
special disabilities, and single people in a wide range of 
income levels, with concentration on moderate and low incomes. 
The Province makes up to 10. per cent of the capitalavaluc of 
a project available in order to reduce mortgage payments and 
lower rents for all units within a given housing proj)ect. 

The contribution is spread over the firet. > years of the 


DEO TeCt -) ite: 
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Under the Rent Supplement Program, financial assistance is 
provided for those residents who are in the lower and moderate 
income groups. Generally, a maximum of 25 per cent of the 
units will be eligible for rent supplement assistance. 

Groups are expected to give special consideration to those on 
waiting lists for government rent-assisted accommodation and 
the selection of tenants is limited by provincially set maximum 
income levels. Non-profit groups must agree to manage and 
operate their housing units at cost, thereby providing housing 
at reasonable rents which are expected to be relatively stable 


in the. Long .run, 


Targets and Objectives 
The Living, Room report established the high priority of non- 


profit housing in the City. Its recommendations, which were 
adopted ,by City -Council,.committed the reLty co active 
encouragement of the non-profit groups in cooperation with the 
senior levels of government. The Living Room report recommend- 
ations were: 
- That private non-profit producers of new housing 
be given GiEstypriogiey sin phe.allocation of usites 
ingthe.City land .bank. 
- That technical assistance in project planning, 
design, construction and operation be given to the 


enoups iby-City stars. 
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~ That "CoMlH.C. be néquested “tovcodrdinates tne ‘provision 
of organizational assistance and start-up funds 
with the City. 

- That the provincial government be requested 
to provide further Ld per "centecapital Grants 
to public and private non-profit housing cor- 
porations, to ensure that the lower end of the 


moderate income range may be served by the program. 


The’ .Crty iset! ‘production targets for private noen—prorrt "croups 
of, 400 chew nunits land tacquisition of (300 fexistingminies 2mm 

each »0£01974 sand (19754. 0 Themnewrconstruction ipregraniwas 
estimated to cost $10 million and the acquisitiom program +4S6é 
million per year, plus an additional $750,000 for renovations 
under the RRAP provisions. These targets may be considered 

in the context of provincial estimates for 1974-75 of 2,000 
new Starts and-acqursition or £7,200 "umes by “DOL pup Leroemana 
private non=prorit corporations." *Cons¥vdering *thercity Ss non 
profit activity and the private groups together, it will be 
clear thatthe (City ort ‘Toronto was” expected Co account Lor a 
large portion of"non=profit enterprise in “Ontario. Y The federal 
and provincial budget for non-profit housing was $79.1 million 


in 1974-75'"In-fact,; the Living" Roometarcers tor Cire, and 


Pas bile 


private non-profit activity in’ 1974 amount to 50 per cent of 


the Province-wide estimate. 


Program Implementation 


New Production. Table I shows the activities of private non- 
profit groups in 1974 for both new and existing housing under 
loans approved for three headings of family, non-family and 
senior citizen accommodation. The total new production 
approved by CIM JH.C. for 9/4 as 430" units. Only 42 units 

of the new production were family accommodation. C.M. Hes has 
committed $14.8 million to non-profit activities in 1974, taking 


new construction and acquisitions together. 


Acquisitions. The non-profit groups made a stronger showing 
in lpacgquasitrons in.1974.. They exceeded the target, reaching 
a cordate Ot "369 units with 2 further 176 units im processor 
under discussion. There was a strong family emphasis in the 
acquired units and 50 per cent of the existing accommodation 
brought into the private non-profit stock will be suitable for 
families. (See Table II.) This is the same proportion as 


the City non-profit program achieved in 1974. 


Taking, the total addition to the private non-prolit stock 
through new construction and acquisition, the groups exceeded 


the target set in the Living Room report by 10 per cent, 
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PRIVATE NON=PROFT?T AGOUISITIONS — 1974 
NON-FAMILY AND FAMILY UNITS 





Number of Percentage (or 
Units . Units 

Non-Family Units 

(Rooms, Bachelor and 

1 Bedroom Apartments) 284 50 
Family june s 

(2 Bedroom Apartments 

and Over) 231 50 

Total 565 100 





SOURCE: /.GMHC Toronto Branch Office, 974% 
and ‘Ontario Ministry of Housing, 
Community Sponsored Housing Branch, 1974. 
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reaching 629 units. Paradoxically, in so doing they used only 
three-quarters of the $16 million allocated for private non- 
profit activity in the proposed capital budget, because of the 


disproportionate number of rooms and senior citizens units. 


Renovations. No target was set in the Living Room report 

for renovations by private non-profit groups. The best 
Indwecdgien of. their activity wn, this. field is) RRAP grants 
apoLOved [Or whe onoupe wm Ene C ity trom 9 74 funds. tC Mon. Cy 
reports that a total of $629,804 was approved for 10 groups 

over the year, as shown in Table III. Another facet of 
renovations activity is work in City projects contracted to 
Pravate’ non-profit groups. In 1974 Don West Neighbours, through 
an affiliated company, completed a $30,000 renovation of six 
units in the Spruce Court project. There are prospects of 


edaditional work in, other City projects, in.1975. 


City support of. Private Non-Profit Groups. The Housing 
Department has followed the policy established in the Living 
Room report of providing active encouragement to the private 
non-profit groups. This has taken several forms. The Housing 
Department is prepared to consult with private non-profit 
groups in making recommendations regarding the selection and 
allocation of City land banking sites. City staff have given 
technical support to non-profit groups selecting properties, 
designing renovations and preparing applications to C.M.H.C. 
Frequently, members of non-profit groups review sites and 
properties under consideration by the City to determine whether 


these would be suitable for their purposes. Several such 
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TABLE III 


PRIVATE NON-PROFIT RENOVATIONS PROGRAM, 1974 


Don West Neighbours 
ForWard 9 

Wigwamen 

pietenin Grove 
Haslam House 
Davenport Homes 
Ward 3 

Riverdale 


Don Area Cooperative 
Homes, Inc. 


Main and Gerrard 


TOTAL 


SOURGEi » GvMsHiGe Toronto Branch, 


Beds 


54 


VL 


ite WAS 


Units 


45 


29 


Zi 


RRAP Grant 
$ 


57,500 
1367900 
45,904 
125300 
4,500 
5,000 
307000 


27,900 


174,500 


1277500 


629,804 
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properties have been referred to non-profit groups for action. 


The practice has been established that the City will defer to 
private non-profit groups which are interested in and have 


the capacity to acquire a property that the City is considering. 


The City has encouraged non-profit groups to bid on renovation 
work to be carried out on City acquired properties. Such work 
employs a non-profit work group and keeps the organization 
functioning in slack periods. Staff have explained 

the process of acquisition and development planning to individual 
members of non-profit groups in order to build up the expertise 


of the sector and help it move on to more ambitious projects. 


The City has» Lent,4ts weight: to. pravate non-profit repre= 
sentations = the, Province: and: GoM.H.C... concerning, program 
difficulties and funding requirements. Frequently, City 

staff members have joined private non-profit members in 
meetings with senior government officials to support the 
private non-profit position and demonstrate City support for 
specific proyects.. Some of these: concerns have been the level 
Of Subsidy provided under Section 15.1.'of the NHA, operation 
of the Neighbourhood Improvement Program, organization of a 
central resource agency for private non-profit groups, 


criteria for start-up grants, application of the Rent Supplement 


= le oe 


Program, and the relationship of City nousing sand planning 


policies to proposed non-profit projects. 


Organizational Assistance to Non-Profit Groups. The Living 
Room YFeport requested that C.fhu.C, coordinate: the provision 
of organizational assistance and start-up funds with the 

City for non-profit groups. Under the Community Resource 
Organization Program (CROP), C.M.H.C. has organized manage- 
ment courses and provided advice and grant funding to the non- 
profit sector to organize its own organizational resources. 

In 1974, the Metro Labour Council received a CROP grant to 
fund the Labour Council's development foundation as a resource 


body in the Toronto area. 


The Labour Council Development Foundation was organized to 

Carry Out research, circulate information, and assice inte 
development Of “non=prorit groups in the area... Im 1974) tac 
Foundation conducted feasibility studies on a number of sites, 
incorporated the Main-Gerrard and John Bruce Village Cooperatives, 
helped finance the Main-Gerrard site purchase, advised cooperative 
groups on development questions, advised the Ontario Government 

on its Community Sponsored Housing Program, and held discussions 


with various municipalities on the non-profit sector. 
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A second group which has emerged in the non-profit sector is 
the Toronto Non-Profit and Cooperative Housing Federation. 
The Federation defines its main functions as: 
=) TO, Supply, and contro] non-profit support services, 
recognizing the ongoing need for development and 
Management assistance. 
- To speak with a unified voice to the four levels 
Of Government. 
- To share information, skilled personnel, and 
experience on problems and solutions over both 


Ene long yand short, term. 


In its first year, the Federation devoted its activities to 
research on the problems of the sector, meetings with the four 
levels of government, coordination of information sharing 
through workshops and publications, and discussions among the 
POn-prokit groups On common, concerns. Kecently, the 
Federation has discussed funding for its activities as a 
resource centre with the Province, C.M.H.C. and the Housing 
Department. The Housing Department is considering the 


proposal currently. 


Financial support from government to the private non-profit 

sector consists either of grants to umbrella organizations like 

the Toronto Non-Profit Housing Federation or the Labour Council 
Development Foundation, or start-up grants to individual groups for 


initial development work on individual projects. On-going assist- 


ah eid oe 


ance is also required by individual groups beyond the start-up 
stage, particularly in dealing with operating and management 
problems. The City, over the last three years, made” very 
substantial grant funds available to non-profit groups carrying 
out house repairs. Now that federal and provincial funds will 

be. flowing under, the> R.R.A.P..sand"O.H.R.Pb. prcorams,, tty would 
appear to be appropriate to divert some of those funds to assist 
co-operative and non-profit groups and tenants' associations 
(including. these awn City ot Toronto Non-Profit, Housing Corporation 
projects) in dealing with management problems. It is recommended 
that the Commissioner of Housing be instructed to report on a program 


of grants to non-profit groups and tenants' associations. 


The 1975 Private Non-Profit Program 

Targets. Targets for the private non-profit groups remain as 
set out in the Living Room report at 400 units of new production 
and 300 units to be acquired in 1975. The groups have had 


some, diitficulties in starting up, but with the ancerperacion 


of the Labour Council Development Foundation and the activity 
of the Non-Profit and Cooperative Federation, they are likely 
to be able to meet the targets. Funding corresponding to the 
targets for a total ior $7.5 million plus 750,000 tor srenoy— 
ations have been proposed to7c.MiH.C.y and eae wre ince Tor tie 


private non-profit sector. 
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C.M.H.C.- currently has toro jects COLal ling 137 unitterof new 
construction and 268 units of acquired housing under discussion 
for 1975. The total value of mortgage commitments for this 
activity is $6.0 million in the City of Toronto. (See Table 
IV.) -Altogether) C.M.Hic? estimates that’ about $20 million 
of projects are under discussion for 1975 in Metro Toronto. 
The total funding for private non-profit ACEIViIty wig OTS 
will be based on these projects plus an estimate of ae CIN Ey 
for groups which have not yet come forward with ProOjects..--4in 
general terms, C.M.H.C. and the Province expect that non- 
profit groups will havea’ level %of activity an 1975 simi iar 


to’ thattesin =)9 74); 


C.M.H.C.'s figures for projects in the City under discussion 
for 1975 show similar patterns to the activities of 1974. 
Once again, private non-profit activities are weighted in 
favour of acquisitions of existing housing. Some 66 per cent 
of the units added to the non-profit sector will probable be 


existing accommodation. As in 1974, family accommodation is 


expected (£0 play ai very small part in new construction. 
There are no indications of new Family construction yin) the 
projects under discussion... In existing housing ene family 
component 1S much stronger and reaches nearly 60 per cent 


of the: units, as shown in Table Vv, 
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TABLE V 


PRIVATE NON-PROFIT ACQUISITIONS, 1975 
NON-FAMILY AND FAMILY UNITS 


SS SUS SNES Sans behets nino steepness sonore cuesenvesovanensosnantnsisncnaeupeensies 








Number Percentage 
of Unats of (Units 
Non=-Family Units 
(Rooms, Bachelor and 
1 Bedroom Apartments) 109 41 
Family Units 
(2 Bedroom Apartments 
and Over) 159 a9 
TOTAL 268 100 





SOURCE:?). CMHC Toxnoento ‘Branch Office 1974. ‘and 
Ontario Ministry of Housing, 
Community Sponsored Housing Branch, 1974. 
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C.M.H.C. and Private Non-Profit Objectives. The private 
non-profit groups have social objectives which go beyond the 
objectives ofuSectionvi ssl of theatatsonal Housing Act. 
C.M.H.C.'s non-profit program under the Act is aimed to 
create a stock of low rental housing for moderate and low 
income households. The private non-profit groups in the 
City are also determined to integrate moderate and low 
income people rather than isolating assisted groups as under 
traditional public housing. The non-profit groups also are 
interested in preserving existing neighbourhoods in the 
City.& -Nonsprofitl housing isvalmeanseqr stabilizing residential 
neighbourhoods for moderate and low income people as well as 


rehabilitating the housing stock in inner-city neighbourhoods. 


C.M.H.C.'s non-profit program was not intended to achieve 
objectives such as the preservation of a particular group of 
houses or the stabilization of a particular neighbourhood or 


other urban planning objectives. The opportunities to meet 


these objectives under the program, in the view of C.M.H.C., 
will be rare in the inner cities and other high cost areas. 
Rather than increase the subsidy under Section 15.1 by higher 
Start-up grants or “a Lower mortqage rare, C.M nec. has Tooked 
to other programs to increase the economic feasibility of non- 


profit housing. 
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Neighbourhood Improvement Program. The private non-profit 
groups have urged C.M.H.C. to make Neighbourhood Improvement 
Program funds available to subsidize the acquisition of land 
EOY NONTPrOLit~ housing. -ueCiMi nye. bas stated! thatunip may 

be used to clear small pockets of blight within designated 
areas and hence make land available for non-profit housing. 
Any required write-down on the land cost is a charge against 
the NIP budget; however, NIP funds cannot be used directly to 
acquire existing housing. The NIP has two further limitations: 
NIP fundssin/Poronto ane Strictly: limited and "cannot sprovide 
enough real resources to carry the non-profit program; 

and the City has sfound ated riiicultvto x »operate INEDOin 11974 
because of cumbersome administrative procedures requiring 


multiple approval at the senior levels of government. 


Non-Profit Cooperative Housing in the Middle Income Range. 

The Toronto Non-Profit and Cooperative Housing Federation, 

in its meeting with the Minister of State for Urban Affairs 

on December 14, 1974, asked that the NHA be amended to permit 
funding cof imiddle income non-profit yhousing.«.. Under this 
eroposal, C.MwH.C. would provide L100 per, cent ansured mortgage 
funding for cooperative developments to serve the income range 
of5-14,000 to $22,000. The intent isithat after perhaps, five 
years, such housing would filter down to moderate and lower 


income groups. C.M.H.C. is currently reviewing the proposal. 
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Administrative Difficulties. The private non-profit program 
has been beset by many administrative difficulties which 
have delayed projects and discouraged the non-profit groups. 
In many respects, these difficulties impede the City non- 
profit program, but the City has sufficient resources of its 
own to cope with the program in many instances where a private 
non-profit group would be forced to abandon a project. 
Nevertheléss, thesCity sharespthesconcérn of the private 
non-profit groups with these difficulties and supports 
bee efforts leo ximprovesehe@iunclioning of Mthe@ program: «=in 
suppor bhofothe spuivatentnoneprotitvecctor, the Crty tehould 
make the following recommendations on administrative difficulties: 
=. ol@k Csup Gham Ss eiStart-up egrantes sneulcd not tbe 
repayablepto C:M.HoC.o (and hence should not be merged 
with the mortgages of approved projects. Start-up 
grants should.be non-repayable to the extent that 
they include all of the costs of preparing a project 


up .to (the sstage/oriciM sf icn mortgage tcommitment. GAny 


Capital costs, iancluding the preparation of mechanical 
and architectural working drawings, could be considered 
capital costs and included in the mortgage. 

- Rent Supplements and Rent Surcharges. Currently, 


C.M.H.C. Yfent surcharges and” provincial “rene “supple-— 
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ments are incompatible. C.M.H.C. requires surcharges 
to be paid by some households in income ranges which 
the Province considers eligible for rent supplement. 
They City, recommends! (that, iG.M.HwCs adjust) 4.ts) surcharge 


System so as to be compatible with the provincial 


program. 


ce) C,M.H.C.) Decentradi vations The private non-profit 
groups have suggested that C.M.H.C. decentralize its 
decision making processes to the Toronto Branch Office 
to accelérate processing of applications. The: CL ey 
endorses this position and recommends that’ C.M.H.C. 
decisions on individual new construction and acgquistion 
projects Of private non-profit groups be made at the 


regional and branch level. 


RECOMMENDATIONS: 
1. That City Council instruct the Commissioner d& Housing 
Lo Teport further oni a program on City grants to noi- 


profit groups and tenants' associations. 


Jee Doatycity Council unge: the Ceantraly Montgage’ and. Housing 
Corporation to make start-up grants to private non-profit 
groups non-repayable to the extent that they include all 


the eests of preparing a project up to the stage of C.M.H.C. 


ee LRG Atm 


mortgage commitment. 


That City Council urge the Central Mortgage and Housing 
Corporation to adjust its surcharge system so as to 
be compatible with the rent supplement criteria proposed 


by the»Provinces 


That City Council request the Central Mortgage and 
Housing Corporation to decentralize its decision-making 
processes to the Toronto Branch Office to accelerate the 


processing of applications. 


CHAPTER VI 


SENIOR CITIZEN HOUSING 


The Senior Citizen Program is operated in the City as in the 
other area municipalities of Metro, by the Metropolitano Toronto 
Housing Company Limited. The aim of the program 1Sht0 provide 
housing to Metro residents over 60 years of age; ‘particularly 
those with low and moderate income. Residents in Metro Senior 
Citizens accommodation must now Satisfy the one-year residency 
requirement established by Metro Council. Single persons 

must have less than $500 Boneh ie income and couples less 

than $700 monthly from all sources. New Senior Citizens 
projects in Metro are financed mainly by C.M.H.C. which puts 

up 90 per cent of the capital under the Public Housing provisions 
of Section 43 of the NHA for rent geared to income housing. 
Operating losses are shared 50 per cent by Metro and 50 per 
cent by C.M.H.C., although a new provincial program has been 
announced to substantially reduce «the. Metroywshare of ithe 


Operating costs. 


Targets and Objectives 

The Living Room report recommended a Senior Citizen housing 
target Of 2p Oy funwtieretdr97 4/whd ohimwomld sbevbua PS at acest 

Of about $4.5 million. Several objectives which were established 
for public housing programs in the report bore directly on 


the Senior Citizens program: 
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Priority should be given to those programs which 
Allow the integration of low’ and moderate income 
households, and of elderly persons with other 
Households iwithane ‘children: 

Projects should be of a scale which allows for 

the integration of the assisted housing within 
theysubLroundinghcommiuni tyo. 

Programs and projects should be considered against 
their ability to meet site selection criteria to 

be developed by the City Planning staff and adopted 
byncoune rl 3 

Programs should be utilized which give effect 

to Council's stated policy that some measure of 
priority be given to area residents when selecting 
tenants for projects. 

Priority should be given to programs and to projects 
within programs in which there is a real opportunity 
for participation by residents in the management 

of the projects. 

Where possible, projects should be relocated on 
land assembled by the City under its land banking 
program to ensure maximum City involvement in the 


pilannine? of ithe aprojeek: 





Area 
Municipal rey 
Caty of Toronto 
Scarborough 
North York 
Etobicoke 
York 


Bast. York 


Totals Metro 
TOLCOnto 


Stock 
LES: 
Ly oo8 
Lyo52 
2 
U/o29 

63 


201 


7,304 
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SENIOR CITIZEN HOUSING 
IN) CITY, AND METROPOLITAN, TORONTO , 


Senior Citizen Housing Units 


Completions 
and under 
Construction 


1974 


200 


igo! 
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Stock 
aD eS 
1,688 
gre h ar, 
2, OL 
O99 

637 


201 
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SOURCE: Metropolitan Toronto Housing Company Limited, 1974. 


Per 1,000 
Population 
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The Living Room report also recommended that the Province 
pay 42% per cent of the operating losses of Senior Citizen 


projects, leaving 7% per cent to be paid by Metro. 


Program Implementation 

In terms of new Senior Citizen units, completions and units 
under construction in 1974 met the»Living Room target. In 

the City, 350 new units in the Danforth and Greenwood site 

were completed. last year,,branging thesCitys Stock.of Senior 


Citizen housing, £0) 1 4686, units). 


As shown in Table I, however, the City stock of Senior Citizen 
housing is fairly: small ain, termesof:) sthescitytsspepulation 
compared, to. the other Metro. municipalities; the higher?! proportion 
of elderly people. living in, the City as compared with thevrest 

of Metro; and the ee nes and convenience of the City 


as a place, to live for the elderly. 


While production was substantial in 1974, no new Senior Citizen 
projects, were approved in the City...¢ uty, Counculemsemealscussed 
the conversion of some apartment hotel proposals to Senior 
Citizens accommodation and these projects are under review 
currently. In order to meet the production targets for 1974 
and 1975,° the City is considering several sites, including 
City-owned parking lots, which have an identified capacity 


of several hundred units. 
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The 1975 Senior Citizen Program 

Targets. “ihe City has sharply Tncreased 1ts target for 
approvals for Senior Citizen housing from the level contemplated 
in the Living Room report. While the target set was. only 250 
Uotts “or "cach of 974 and 1975, The -Crty Now proposes’ ia 
target (or 1.000 units tor Lo75t | Wnts lisecompatible with the 
Metro target of 1,800 =—'2),200° units proposed inthe Metro 
Geatrt “interim Nousing policy, “he ancreased target tor the 
City would ‘compensate for*the Fack of approvals “for“senior 
Citizen and Public Housing programs in 1974 as a large number 
of senior citizens were being served by public housing built 


elsewhere in Metro. 


The Metro Toronto Housing Company Limited expects that 700 
Unies Of Senior Citizen, nousing will be approved. in. 1975, for 
sites under consideration iieche sect. €CUrLENTLY there, are 
no approvals anticipated this year elsewhere in Metro. 
Starts at sites in the City are not expected until late in 


1O75" 4 the earliest, and Uikely an 1976. 


Sites to meet the 1,000 unit Senior Citizen target in the 
City include a 100 unit site im the West End, 270 private 
market units in South St. James Town and two or three one 
acre sites under consideration in the downtown area that will 
yield about 300 units. In addition, there Wiii be a sSub= 
stantial Senior Citizen component in the Parking Authority 


sites discussed under the City Non-Profit New Housing Program. 
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The City and Metro Toronto assign a high priority to Senior 
Citizen housing. By the end of 1974, there) were waiting 
lists for 3,000 units at the OHC Tenant Placement Office and 
2,000 units at the Metro Housing Company. Considering that 
there dare “5,000 applications on file for Senioreererzen 
housing in Metro, the 2,200 unit Metro target and the Ls. 006 


unit Toronto target seem reasonable. 


The success of the Senior Citizen program in 1975 depends 
heavily on the cooperation of the senior devels of government. 
The Province has recognized the high priority of Senior 
Citizen housing and it set a Province-wide target of 6,000 
new units for 1974. Nevertheless, production has lagged 
behind and it now seems that less than half of the target 
will be achieved. by the end of the 1974-75 fiscal year. The 
Caty is hopeful, that C. Min Cowil) help the Province ancuene 
municipalities to meet their commitments in Senior Citizen 
housing with a substantial increase in funding. C.M.H.C. 
Support is essential to Operating a balanced new construction 
program which recognizes the urgent need for both new family 


accommodation and Senior Citizen housing. 


Metro and City Roles. The draft interim Metro housing policy 
recommended that the production and Management of Senior 
Citizen housing remain a Metro responsibility. The City 


continues to endorse that position. The Metro Toronto Housing 
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Company Limited has made a valuable contribution, although 


the quantity of housing produced has not been great. 


Much increased cooperation, however, between the Metro Toronto 
Housing Company Limited and the area municipalities in site 
selection and project development will be required. One 

of the key factors limiting the volume of production has been 

a Jack or appropriate sites. Area housing and planning staffs 
should embark on an aggressive program of locating potential 
sites and offering them to the Metro Housing Company, together 
with suggested design guidelines which would lead to a success- 


Fil project. 


The best means of meeting such objectives for the Senior 

saree program would be to locate projects on lands 

assembled by the City under its land banking program. The 

eh AY would then sell or lease the sites to the Metro Housing 
Company Limited. The City would be in a position to promote 

its objectives of integrating Senior Citizen housing with 

other non-family units, designing projects on a scale compatible 
with the surrounding neighbourhood and providing for participation 
by residents in the management of the BeOjcece. Seniorecici zen 
housing will also be integrated as a social housing component 


in private developments, such as South St. James Town project. 


While the Metro Housing Company Limited should probably 
continue in its present role, we are concerned about the 
long-term future of the Senior Citizen housing program. 

some elderly people may prefer to live in segregated projects, 
others may not. Many would prefer to continue to live in 
their existing neighbourhoods for as long as possible. The 
emphasis on integration of people in housing should provide 
that choice to the elderly. Alternatives "to the present 


program must be created which provide that choice. 


In the short term, changes are required in the age limits of 
the program. The draft interim Metro housing policy suggested 
that the Metro Social Services Department consider reducing 
the age requirement for admission. Provincial officials 

also believe the requirements should be lowered and the Cluny 
agrees. The oie shoule recommend that the minimum age for 
admission be lowered from 60 to 55 years, to broaden the 


group to whom the housing is available. 


Tenant Selection. The Living Room report established the 
objective of utilizing programs which give effect to City 
Council's policy that some priority be given to area residents 
when selecting tenants for projects. In the Senior Citizen 
program, waiting lists are compiled on a Metro-wide basis. 


The City recommends that Metro introduce a criterion which 
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would give additional weight to the applications of City 
residents who wish to be accommodated in Metro Senior Citizen 
housing within the City. Eventually, a criterion which related 
this preference to specific neighbourhood areas within one 


mile of Senior Citizen projects would be desirable. 


City Council has opposed the one-year residency criterion 
established for Metro Senior Citizen housing and it is 
recommended that the new Metro Council reconsider this policy 

in the light of the preferences of individual area municipalities 


where Metro Senior Citizen projects may be located. 


There is an important Senior Citizen component in City non- 
prOLit projects as well, since 25 per cent Of the units are 
Piiledwboy persons eligible for the OHC rent supplement. 
Currently, there is an understanding between the City and 

OHC that vacancies in rent supplement units may be filled by 
eligible persons on the City’s waiting list: (OHC is prepared 
touconsicer the City's views on, the: suitability of specific 
prevects for Senior citizens on the basis of the characteristics 
Of Ene area, transportation facilittves, the size of units and 
tiewiesign of the buildings. The City believes that this 
arrangement with OHC provides a good means of letting applicants 
for Senior Citizen housing choose to be located in a mixed 
project. The Metro program, on the other hand, may be better 
suited to elderly persons who prefer to locate in the project 


which serves tonly senior citizens. 
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Financing.#»The Minister of Housing on October 18, 1974 under- 
took to reduce the Metro share of operating losses in Senior 
Citizen housing from 50 per cent to 74 per cent. However, 

the increased subsidy would apply only to units built in the 
future. While the new subsidy will provide important assistance, 
the City should call upon the Province to redress the past 
inequity and assume the additional cost for exiseIngunits as 


well. 


RECOMMENDATIONS: 

That the City Council instruct the Commissioners of Housing 

and Planning to review potential sites for Senior Citizen projects 
and recommend sites which may be assembled by the! City) with a 
view to developing design guidelines and offering such sites to 
the Metropolitan Toronto Housing Company Limited for construction 
and management. 

That City Council recommend to Metro Council that the minimum 

age for admission to Senior Citizen housing projects be lowered 
From..60 ito, 55 «years, 

That City Council request the Metropolitan Toronto Housing 
Company Limited to introduce a selection criterion which would 
give additional weight to the applications of residents of 

an area municipality ae wish to be accommodated in Metro Senior 


Citizen housing within the area municipality. 
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Miao oy. COUNCIL ean the Metropolitan Toronto Council to 
reconsider the one-year residency requirement established for 
Metro Senior Citizen and other public housing in general and 
with particular reference to projects located in hes Crey OL 
TOLrOon lon 

That City Council request the Province to pay 42.5 per cent of 


operating losses on existing Senior Citizen housing projects. 


CHAPTER VII 
PRIVATE PRODUCTION AND THE ASSISTED HOME 
OWNERSHIP AND LIMITED DIVIDEND PROGRAMS 


As was noted in the analysis of housing market conditions in the 
first section of this weport, the likely level otf vrivate market 
production in the coming year is extremely difficult to predict, 
depending as it does on the availability and cost of financing and 
on construction costs. There are a number of projects in advanced 
planning stages, some of which require no further approvals, which 


could be under construction this year if interest rates improve. 


The revised Windlass and Quebec-Gothic projects would provide in 
excess of 1300 units. South St. James Town, which has been approved 
in principle by Council, would provide more than 1100 additional 
units. Several other major projects have been the subject of 
successful discussions between the proponents and the community 
groups involved and are likely to be considered by Council shortly. 
These lands include the Four ‘Seasons project on St. Clain with more 


than 300 units and the DWS project with almost 200 units. 


There “are also a numberof much jsmaller infill projects under 
discussion, a number of which are presently under review by the 
Commissioner of Planning. Housing and Planning staffs are discussing 
with the owners of several apartment hotel sites the possibility of 
converting proposed developments to family housing projects at 
substantially reduced densities. Discussions have been held with 

a number of owners interested in building housing within the densities 


permitted under the modified holding by-law. Most of this housing is 
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contemplated as condominium development for the reasons set out in 
tie abot eCt1On, Gf this report... Iin-daimost. none Of our discussions 
with builders have they been prepared to consider building new rental 
projects, except under the Federal-Provincial Limited Dividend 
Program in which a reduced interest rate is provided in exchange 


for a contractual control over rents for a fifteen year period. 


Limited Dividend Housing 


The Federal Government has put decreased reliance on the Limited 

Dividend (or Low Rental Housing, as it is officially called) Program 

over theslast»favesyears. -That»tJs-imekeeping wrthwthe:hastory ofethe 
program, in which it has been relied upon to increase starts during 
periods of economic slowdown and/or housing shortage. The result was 
frequently inadequate housing, built on marginal sites, with insufficient 
facilities shicueal Pe planning and in a form which was not suitable for 


families. 


That was the experience in 1970 and the program was once again shut down. 
However, in November, 1974, the Federal Government announced that it woulc 
provide $50°million for the program across the:country, in order to,.ease 
the rental housing shortage. The Province undertook to at least match 
the federal funding in 1974, and it appears that in 1975, the Federal 
Government will provide $25 million and the Province $50 million for 


the funding of the program. 


Whileéwthe findncing Sterms are’ attractive, Ge.) 8 —per cent interest 
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rates and 95 per cent mortgages over a fifty year term, the better 
and more responsible builders have generally stayed away from the 
program because of the reduced profitability inherent im the, fiLiteen 
year control of rents. It may however be that the present financing 
picture and the prospect for reduced interest rates is sufficiently 
grim that responsible builders will offer suitable projects to the 
federal and provincial governments. The City should encourage 
private builders to make such offers, provided that they meet the 
City's housing policy and criteria with respect to appropriate form 
and location. The federal and provincial governments should be 
requested to seek the concurrence of the City before making funding 
commitments and should themselves develop criteria to ensure that 


low rental housing is adequate housing. 


One of the requirements under the latest federal-provincial call for 
low rental proposals was that up to 25 per cent of the units be made 
available to the Ontario Housing Corporation for rent supplement 
purposes. A similar policy was contained in the Living Room report 
requiring the tendering for rent supplement of up to 20 per cent 

of the units in all privately produced rental housing which require 
a rezoning. At completion, the owner would have to offer the 

agreed upon percentage of units to the Ontario Housing Corporation 
at the rents established for the project and for which other units 
were rented and if that was within a range acceptable to O.H.C. and 


the form and location wené appropiate) iit wouldmaccept (the offer. 


The consultants who prepared the Core Area Housing Study recommended 


that under current market circumstances, the provision of rent supplement 
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housing by the private sector should not be mandatory. They felt, as we 
do, that the eonomic incentive to produce rental housing was already 


sO marginal that that one factor might be sufficient to dissuade new 


rental producers. 


Particularly, in so far as most new rental production is likely to be 
either minder the Low Rental, Program im which ‘an offer of rent supplement 
units as required, or in luxury, central area, mixed use developments 

in which the rents will be out of the program range, the requirement 
wouldsseem to have little functional value “at this’ time’ and’ should be 
dropped. Over thevlonger term, considération should bé given to the 
Core Area Housing Study's recommendation that private builders should 
beyigiven \incentivesmto: contribute Woe ithetdistribution objectives ‘of the 


City's housing program, rather than being compelled to meet them. 


Very little emphasis was placed on the Limited Dividend Program in the 
Living Room report, because the program has never provided substantial 
quantities of suitable family housing. In the capital budget proposed 
for) 197577) it was! suggested: that .200 tuna‘ts out 03000 assisted Housing 
units should be funded under this program. It appears probable that 
more tederal. and: sprovincial ‘funds will, bewprovided and more ainwts qfunded 
under the program, given the concern to keep private rental producers 
active as a source of supply. The City should not oppose such 
funding, provided that qualitative standards are set at an adequate 
level and provided that sufficient funds are provided in total to meet 
program objectives in the Non-Profit, Land Banking and Senior Citizens' 


programs. 
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Assisted Home Ownership Program 


The Living Room report suggested that 250 units should be approved 
under the Assisted Home Ownership Programin each of 1974 and 1975. 
Considerationswas given conlyrto the federal "program, which provides 


more favourable funding then the provincial HOME program. 


The Assisted Home Ownership Program Operated iby wGs Men ea, ander 
Sections .34.15..and.34.16 /of,the National Housing Aét;) helps moderate 
income families with one or more dependent children become owners of 
new Or, .exbsting, housing.) The programas, “intended sto lenable stich 
families to become home owners without spending more than 25 per cent 


of their income on monthly mortgage payments. 


Response, tol AHOP\aim they CityvoL Loronto sincelits intyeductron mn rors 
has, beem slight.) \Few, unitsismiltaeb ler for famiives exe tediiawt he 
maximum price of $31,580 which was set in 1973 and remained in effect 


until mid-1974. The number of approvals under the program was negligible 


and builders ignored AHOP due, as well, to the lengthy administrative 
procedures and the relative unprofitability of low cost units in a period 
of high demand. The announcement of a new maximim price level for Toronto 
in July, 1974, stimulated new interest in AHOP. While no purchasers 

were approved an thercrey, 19) units have been approved for 1974 in 


other Metro area municipalities. 


The maximum new house price for which funding can be cbtained in Metro 


Toronto 18°544;,900" For a unit priced at 31.530 or below)! Gallic. 
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will make a 95 per cent mortgage loan. C.M.H.C. will make a 95 per 
cent mortgage loan on the first $31,580 and 75 per cent mortgage loan 
on the remainder for properties priced between $31,580 and $44,900. 

The full interest rate is 9 3/4 per cent, but as incomes drop below the 
maximum eligible level the AHOP subsidy comes into effect, lowering 

the interest rate. Depending on price of unit and the income of the 
purchaser, the supplement may have the effect of lowering the interest 


rate below 6 per cent. 


The City takes no direct role in administering the AHOP program; how- 
ever, Housing Department staff have negotiated with private developers 
to interest them in making up to 20 per cent of their units available 


through AHOP to moderate income households. 


Under proposed amendments to the NHA, AHOP grants would be extended 

to moderate Ene families who borrow from approved mortgage lenders 
in 1975. Mortgage payment subsidies of up to $50 a month will now be 
available to home purchasers in the eligible income ranges. Previously, 
AHOP grants were available only to those who borrowed from C.M.H.C. 

This will increase substantially the capital funds available for the 
AHOP program although the income level served will not be as low. 

The $50 per month subsidy will probably serve only to bring the private 
lending rate down to the C.M.H.C. rate. That subsidy has much more 
impact when applied to bring the borrowing cost down below the 


alreacy reduced (.M.H:.C. rate. 
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The Assisted Home Ownership target has been increased from 250 units 
4S proposed in the Living Room report to 400 units in 1975. This takes 
account of the changing market conditions and the CMHC decision to 
increase the allowable selling price under the program. It now appears 
likely that AHOP will be more successful in the coming year. The 
srooosed target of 400 units will mean that the City comes close to 
achieving the overall target of 500 units for the first two years, 1974 
and 1975, recommended in the Living Room report. In establishing this 
target, little reliance has been placed on the provincial program, 


tome Ownership Made Easy. 


. higher weeget could be proposed to reach the total of 500 for two years, 
put it is felt that the request is already ambitious and that additional 
“-unds for AHOP would have to be taken out of other programs. At upwards 
9£ $40,000 per unit, AHOP is a costly program in comparision with 

issisted rental housing programs. Moreover, purchasers are not locked 
into AHOP “units: vand Te a few years may turn over the housing at a 
substantial capital gain. Thus, AHOP brings less long-run public benefits 
chan the assisted rental programs. AHOP would be a more acceptable 
rnlternative if the capital gain of purchasers were limited under a cost- 


9£f-living ‘formula or sother (similar! andex. 
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Home Ownership Made Easy 
The provincial HOME Plan is intended to provide low cost ownership 
housing on leased land for low and moderate income families. Ontario 
Housing Corporation rents serviced lots to builders from its land 
assembly holding. OHC establishes target prices based on building 
costs in the municipality in which lots are located and builders are 
invited to submit their best’ prices in relation to the target price 
levels. The Province then provides to the builder 95 per cent financing 


at 9 3/4 per cent amortized over 35 years. 


By making serviced lots available on a lease basis, OHC removes the 
land costs from the necessary down payment on a new house. A home 
owner has the option Of purchasing the Tot at any time arter five years 
of the lease have elapsed at the market value of the lot at that time. 
Generally, clidipil ty as Limrvea to single income families earning 

up to $14,500 a year and to two-income families earning up to $17,000 


annually. 


The Province sold no HOME units in the City in 1974 and the Malvern 
project in Scarborough is the only active area in Metro. High land 
costs in the City and throughout Metro have deterred OHC from assembling 
land for the HOME Plan. OHC has found that land prices over about 
Si27000 a UnIt yield prohibitively high ground rents. In’ recent years, 
this has squeezed out HOME development of single family dwellings ia’ 


Metro and condominium projects as well have gradually become uneconomic. 
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The assisted home OWnership jpregrams are Operated by other slevels@ar 
government, which make loan commitments to individual builders and 
provide subsidies directly to purchasers from those builders. The 
question remains what is the role of the City, as co-ordinator and 
facilitator of all assisted housing programs, in ensuring that program 


targets are met? 


The Living Room report dealt with the issue of a mandatory requirement 
of low income rent supplement units in privately-produced rental housing 
but did not propose a similar requirement for the tendering of condo- 
Minium units for assisted home ownership purposes. It was generally 
assumed that a similar 20 per cent tender requirement applied, but no 
policy was adopted by Council to deal with the matter. In September, 
1974, the Commissioners of Housing and Planning were instructed to 
report to Council on the matter and they have been wrestling with the 


problems which are discussed below since that time. 


In the interim, several projects have been dealt with on the assumption 
that Council would prefer to see a 20 per cent assisted home ownership 
component provided. Interim criteria were developed by Planning Staff 
in support of the 45 foot height limit holding by-law which would have 
required that up to 20 percent of the units An a’ project be tendered 
for assisted housing purposes. In staff discussions with developers 
while attempting to give effect to that provision, a number of problems 


have become evident. 


If the requirement is only one of tendering at selling prices for the 
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project, then builders of luxury units will not in fact have to make 
units available and will not be anywhere near an acceptable price 
range. Builders of moderate cost projects will have to make units 
available and will be under pressure to bring projects within program 
cost limits. So builders of a more reasonably priced product, 

with smaller profits (who are frequently smaller builders) will be 
pushed to cut prices, while builders of luxury projects will 


Keep “theimiprofits.antact. 


However, there has been some tendency to treat the requirement not 
merely as one of tendering and of agreeing to market some of the 
units within the program price range. A number of proponents have 
indicated that they will not be prepared to do this, particularly 
where the project is envisaged as a luxury project with unit sizes 
of 1500 square feet and greater. They point out that these projects 
are condominia, which will be managed by residents through their 
SOmaominium Corporation. Operating costs and common area charges 
are borre by the owners. How are these to be distributed between 
owners of $100,000 units and owners of $40,000 units? Will owners 
of $40,000 units be able to pay for services and common area charges 
Beetne. same Level as owners able to afford $100,000 units? . Disputes 
over sharing of costs and levels of service to be provided would 
disrupt the co-operative decision process which is aspired to in 


condominium projects. 


We are concerned that uncertainties such as these might discourage 


new private market condominium production at the market end of the 
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spectrum. In the moderate income range, there nOw appear to be a 
number of builders prepared to build under government programs, given 
the present cost of money. At present it seems likely that the 400 


unit target can be met without making the tendering of units mandatory. 


Recent Council actions in moving to replace the 45 foot holding by-law 
with the modified interim holding by-law have to some extent rendered 
the question academic. The only legal lever available to Council to 
require that a private developer make units available for assisted 
housing is an agreement attendant upon a rezoning. Most of the Core 
Area will now be rezoned to permit development as of right at the 
densities ‘and with the’mix ‘of ses /sét out in’ thé anterimiterpteria, 
subject only to "site "plan approval “fort the purposes ‘setvout in section 
35a of the Planning Act. Inthe \Core Aréa it ‘will not be neceseary 

to seek a rezoning to build housing and the City will have no way to 


require that a proportion of assisted housing units be provided. 


It would be inequitable to require that such units be provided in 
projects outside the Core requiring rezonings, while allowing develop- 
ment to proceed in the Core without any such, requirement. That also 
would not yield a large number of assisted housing units,given the 


emerging emphasis on the Core as the location for new housing. 


A number of builders are now prepared to build under government 
assisted home ownership programs, not for reasons of altruism, but in 
order to tap the very broad(and widening) market of would-be purchasers 
who cannot afford today's escalated prices. Proponents of Luxury 
buildings appear unwilling to include an assisted component 

and it would be unfair to require only producers of more reasonably 
priced units to make them available at a discount. The solution 


proposed by the Core Area Housing Study would appear to be the 
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appropriate one, i.e., permissible densities should be adjusted 

so that persons prepared to provide a proportion of units for 
assisted housing in a project would be allowed 2 build at a higher 


density than those building only market units. 


It is recommended that the tendering of units for Assisted Home 
Ownership not be a condition of rezoning and that the Commissioners 
of Housing and Planning be instructed to report on an incentive 
system in which higher densities would be allowed to developers who 
agree to provide a proportion of the units in a given project for 


assisted housing purposes. 
RECOMMENDATIONS: 


1. That the Federal and Provincial Governments be requested to 
seek the concurrence of the City for making funding commitments 


under the Low Rental Housing Program. 


2. That the requirement of the tendering for rent supplement 
PUrpOSEes Of Up to 20 per cent of ‘the units in all privately-= 
produced rental housing which require a rezoning be dropped in 
1974 and that the Commissioner of Housing be instructed to 
report on this matter as part of the proposed housing policy 


to succeed Living Room. 


3. That Council indicate to the Federal and Provincial Governments 
that it has no opposition to increased funding of the Low Rental 
Housing Program provided that qualititive standards are set at 


an adequate level and provided that sufficient funds are provided 
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in total to meet program objectives in the Non-Profit, Land 


Banking and Senior Citizens' programs. 


That the tendering of units for Assisted Home Ownership not be 
a condition of rezoning and that the Commissioners of Housing 
and Planning be instructed to report on an incentive system in 
which higher densities would be allowed to developers who agree 
to provide a proportion of the,units in a.given project for 


assisted housing purposes. 
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TABLE: it 


OCCUPIED DWELLINGS 
IN CITY AND METROPOLITAN WORONTO; 19071 
ae ee ee ee ee 


CityvioF Metropolitan 

TOroOnto TOLOnto 
OCCUPIED DWELLINGS 224,440 113,990 
Owner-occupied 93,730 424,780 
Tenant-—occupied 13079 0 349,210 
Single detached Soo 354,965 
Single attached 63,540 £365.00 
Apartment (flat) 103,085 282,240 
Rooms per dwelling (average) eee eb 
Persons per room (average) Phat} 510K 
Flush toilet (exclusive use) 21.4 ,'0'9:0 158,020 
Bath or shower (exclusive use) 209,995 Toe oo 


SOURCE: Statistics Canada, 1971 Census. 
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TABLE II 


HOUSEHOLDS 


IN CITY AND METROPOLITAN TORONTO, O71 


CLEyror Metropolitan 
TOLOnLO TOCONnNEO 
HOUSEHOLDS 224.770 TIAZALO 
1-person households EP Nits es) 104,645 
2-person households OSnoe0 201,070 
3-person households Sago UO IGE HS Bay ays) 
4 and 5-person households 47,680 240,560 
6 to 9-person households | 257535 84,660 
10-or-more-person households 2 O70 CAA SKS) 
Persons per household O10 335 
Family persons in households DA igh 2, 2457 040 
Non-family persons in households TO ,o5D SUCRE GRO Me) 
BY number of families: 
0 77,940 P5223 0 
if 135,150 593,965 
Zor more ta, 6.010 Zones vO 
Family households TAG 7755 622,185 
Maintaining own household Lacweoo Gla. Oe 
Not maintaining own household B00 67900 
Households with lodgers 33,465 62,000 


SOURCE: Sratistics Canada,,. L97L Census. 
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MAJOR OCCUPATIONAL GROUPS 
IN CITY AND METROPOLITAN TORONTO, 1971 


City eot Metropolitan 
Occupation Major Group Toronto Toronto 
Males Females Males Females 

Managerial, Administrative and 
Related Occupations 12,455 3,845 02,7295 Piece 
Teaching and Related Occupations a EO pena) Oy oo 2 pao 
Occupations in Medicine and Health 3,090 a ibe Fage 10 i420 CHO May ples: 
Occupations, in Natural Sciences, ) 
Engineering and Mathematics. 
Occupations an Social Sciences and) 
Related Fields. . ) 
APELStic,. literary, Recreational §) 
and Related Occupations. ) 
Occupations in Religion S870 6,425 64,815 14,785 
Clerical and Related Occupations 22,950 oe, O15 0 82 7250 LOS 5230 
sales Océiupatrons £7645 9,860 AD Be) 37,670 
Service Occupations 27 SiO 20. LS 67,650 30°, 950 
Parting, Horticultural and. Anamal) 
Husbandry Occupations. ) 
Pishing »wuUnLing, “Trapping wand ) 
Related Occupations ) 
Forestry and .Logging Occupations —) 
Mining and Quarrying including ) 
Oil and Gas Field Occupations ) Zens 515 Bio S.0 Teo 
Processing Occupations 17480 Pape eats Be 24,260 7200 
Machine and Related Occupations ) 
Product Fabricating, Assembling: ) 
and Repairing Occupations Zin LoD UNA Aa Lia 20 307530 
Construction Trades Occupations 1953820 O97, Oa 
Transport Equipment Operating 
Occupations 10,475 40,485 
Other 564795 6,470 597 O25 21,960 

TOTAL 2607, 000 Nags pare iS 70975970 474,875 
SOURCE: Statistics Canada, 19°71 Census. 
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TABLE IV 


HOUSEHOLD, FAMILY AND NON-FAMILY INCOMES 


IN CITY AND METROPOLITAN TORONTO, 1971 


City (OL 
LOLFOntG 
S 
Household Income 
Under $1,000 7,365 
pow O0e— 5 2,999 Pee eal BS Be) 
37 0005= 4,999 24,620 
oSyo0Us— 6,999 30,585 
Piro RoNes oe 9,999 44,025 
20,000F— (14,999 49,020 
oy O00 ss, 999 22,805 
20,000 and over 237,085 
Average total income per household POR. 32... 
Median total income per household Gap OZ 
Average total income of household heads 15 292 
Average employment income of household 
heads 7,384 
Family Income 
Under ~$2), 000 9,825 
5 2, U00L™ ore 099 poss 
3,000 S999 A dee 8) 
570 00e— Shee] 234020 
a OOo ee be, B95 haw 
20 DUC Le 14,999 3771390 
15 (000m. 19,999 1399365 
20,000 and over 12,460 
Average total income per family 107508 
Median total income per family 8,603 
Average total income of family heads Laos 
Average employment income of 
family heads Dgel kd 
Income of Persons not in Families 
Under $1,000 305435 
S: 1, C008 517999 B390 5 
27 UDO = 127999 E64 245 
3, Q00. r= Bae 09 1643690 
2, 000 = 4,999 b/G5A5 
Sy o0e eG 7999 30 ooo 
7 COG & 98957059 2 oa 6 
10,000 and over 1333 A4zs 5 
Average income 4,443 


SOURCE: "Statistics Canada, 1971 Census. 
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